WEBER COUNTY PLANNING COMMISSION MEETING

MEETING AGENDA

July 7, 2026

o Pledge of Allegiance:
e Roll Call:

1. Legislative

1.1 ZMA2026-04: A request for a public hearing and consideration regarding an application to amend the county’s zoning map to
rezone approximately 12.3 acres, located at approximately 1940 South, 4700 West, from the A-1 zone to the R1-15 zone.

Applicant: Jordan Holmes, Staff: Charlie Ewert

1.2 ZTA 2026-04: A request for a public hearing comment on a proposal to amend the Weber County Code. The
amendments pertain to minimum setback and height requirements in the F-1 (formerly the FR-1) Zone, uses in the R-3
{(formerly FR-3) Zone, and proposed zoning text amendments relating to minimum fencing requirements.

Amending and clarifying provisions, repurposing, simplifying or otherwise amending certain zones, certain development
standards and certain processes to better tailor Weber County fand use ordinances for optimal efficiency and effectiveness of
governance of land use and development in the unincorporated areas.

to amend uses and minimum setbacks in the F-1 Zone, as well as include adjustments to fencing requirements.

Staff Presenter: Tammy Aydelotte
2. Administrative:

2.1 LVL051926: Consideration and action on a request for preliminary approval of the Longhorn East Subdivision, also
known as the Meibos Development. The residential single-family development plan includes 211 lots and 7.5 acres of park
space built in accordance with the Meibos Zoning Development Agreement. Located at 6700 West 700 South.

Staff Presenter: Felix Lleverino

2.2 LVR061526: Consideration and action on a request for preliminary subdivision approval of the Riverbend Farms Phase 1
Amendment 1 Subdivision, consisting of 10 single family lots within an area previously platted as agricultural open space with
additional open space of 3.02 acres being dedicated along the Weber River Corridor. Located at 900 South 3600 West.

Staff Presenter: Felix Lleverino

3. Public Comment for Items not on the Agenda:
4. Remarks from Planning Commissioners:

5. Planning Director Report:

6. Remarks from Legal Counsel:

Adjourn to Work session

WS1: Discussion regarding a proposed rezone on Wagstaff property in West Weber.

The regular meeting will be held in the Weber County Commission Chambers, in the Weber Center, 1st Floor, 2380
Washington Blvd., Ogden, Utah.in the Weber Center, 1st Floor, 2380 Washington Blvd., Ogden, Utah.

ger at 299-8371hefare the meeting if you have questions or comments regarding an item

In compliance with the Americans with Disabilities Act, persons needing auxiliary services for these
meetings should call the Weber County Planning Commission at 801-399-8371



Meeting Procedures
Outline of Meeting Procedures:
< The Chair will call the meeting to order, read the opening meeting statement, and then introduce the item.
% Thetypical order is for consent items, old business, and then any new business.
4  Please respect the right of other participants to see, hear, and fully participate in the proceedings. In this regard, anyone who
becomes disruptive, or refuses to follow the outlined procedures, is subject to removal from the meeting.
Role of Staff:
<+ Staff will review the staff report, address the approval criteria, and give a recommendation on the application.
< The Staff recommendation is based on conformance to the general plan and meeting the ordinance approval criteria.
Role of the Applicant:
% The applicant will outline the nature of the request and present supporting evidence.
The applicant will address any questions the Planning Commission may have.
f the Planning Commission:
To judge applications based upon the ordinance criteria, not emotions.
% The Planning Commission’s decision is based upon making findings consistent with the ordinance criteria.
Public Comment:
% The meeting will then be open for either public hearing or comment. Persons in support of and in opposition to the application
or item for discussion will provide input and comments.
< The commission may impose time limits for comment to facilitate the business of the Planning Commission.
Planning Commission Action:
< The Chair will then close the agenda item from any further public comments. Staff is asked if they have further comments or
recommendations.
< A Planning Commissioner makes a motion and second, then the Planning Commission deliberates the issue. The Planning
Commission may ask questions for further clarification.
< The Chair then calls for a vote and announces the decision.
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Commenting at Public Meetings and Public Hearings
Public comment may NOT be heard during Administrative items, the Planning Division Project Manager may be reached at 801-399-
8371 before the meeting if you have questions or comments regarding an item.

Address the Decision Makers:
< When commenting please step to the podium and state your name and address.
% Please speak into the microphone as the proceedings are being recorded and will be transcribed to written minutes.
< All comments must be directed toward the matter at hand.
+» All questions must be directed to the Planning Commission.
< The Planning Commission is grateful and appreciative when comments are pertinent, well organized, and directed specifically
to the matter at hand.
Speak to the Point:
% Do your homework. Obtain the criteria upon which the Planning Commission will base their decision. Know the facts. Don't
rely on hearsay and rumor.

% The application is available for review in the Planning Division office.

% Speak to the criteria outlined in the ordinances.

% Don’t repeat information that has already been given. If you agree with previous comments, then state that you agree with
that comment.

% Support your arguments with relevant facts and figures.

< Data should never be distorted to suit your argument; credibility and accuracy are important assets.

¢+ State your position and your recommendations.

Handouts:
< Written statements should be accurate and either typed or neatly handwritten with enough copies (10) for the Planning
Commission, Staff, and the recorder of the minutes.
< Handouts and pictures presented as part of the record shall be left with the Planning Commission.
Remember Your Objective:
% Keep your emotions under control, be polite, and be respectful.
% itdoes not do your cause any good to anger, alienate, or antagonize the group you are standing in front of.



Staff Report to the Weber County Planning
Commission

Application Information

Application Request:  ZMA2026-04: A request for a public hearing and consideration regarding an
application to amend the County's zoning map to rezone approximately 12.3 acres,
located at approximately 1940 South, 4700 West, from the A-1 zone to the R1-15

zone.
Agenda Date: July 7, 2026
Applicant: Jordan Holmes
File Number: ZMA2026-04

Frontier Project Link:  https://frontier.co.weber.ut.us/p/Project/Index/26846
Property Information

Approximate Address: 1940 South, 4700 West, Unincorporated West Weber
Current Zone(s): A-1 Zone
Proposed Zone(s}): R1-15 Zone

Adjacent Land Use

North: Agriculture and rural residential (SFD) South: Agricultural and rural and medium-lot residential (SFD)
East: High School West: Agriculture and rural residential (SFD)

Staff Information

Report Presenter: Charlie Ewert
cewert@webercountyutah.gov
801-399-8763

Report Reviewer: RG

§Title 102, Chapter 5 Rezone Procedures.

§Title 104, Chapter 2 Agricultural Zones.

§Title 104, Chapter 12 Residential Zones.

Legislative Decisions o : 5

When the Planning Commission acts as a recommending body to the County Commission on a zoning map
amendment, it acts in a legislative capacity. Legislative decisions allow broad discretion. Examples of legislative
actions include general plan amendments, zoning map amendments, and land use code amendments.

For this application, the Planning Commission is asked to hold a public hearing and make a recommendation to the
County Commission. In making that recommendation, the Planning Commission should review the proposal for
compatibility with the General Plan, applicable ordinances, and the broader public health, safety, and welfare,

mmary and Backgro

This is an application to rezone approximately 12.3 acres from the A-1 Zone to the R1-15 Zone. The Planning
Commission has not previously reviewed this proposal. The Applicant requested that the customary Planning
Commission work session be waived to expedite consideration of the application. Given the relatively small size
and standard nature of the proposal, the Planning Commission may find that a work session is not necessary before
forwarding a recommendation to the County Commission.

The application appears generally consistent with recent expectations for similar rezones in the following ways:

o The Applicant proposes expected street and pathway connectivity, including access from 4700 West and a
connection through or near the new Single Tree Acres development to the southeast.



e The concept plan generally follows the County’s typical expectations regarding subdivision configuration.
Minor, non-substantive edits may be necessary before final consideration by the County Commission.

e The Applicant is volunteering a contribution of $7,500 per lot for parks and recreation. The Applicant has
also requested flexibility to allow all or a portion of that contribution to be used for offsite pathway

improvements where feasible.
» The Applicant is not requesting deviations from any required or routinely expected improvement standard.

If approved, staff recommends that the rezone be accompanied by a development agreement. Through a negotiated
development agreement, the County may memorialize the concept plan and voluntary commitments associated
with the requested increase in residential development potential. The County’s standardized development

agreement template is expected to be used.
Staff recommends approval of the proposal based on the considerations and findings provided herein.
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This is a proposed rezone of approximately 12.3 acres. The proposal includes all of parcel #15-080-0020 and the
southern portion of parcel #15-080-0018, as illustrated in Figure 1. The actual acreage may be slightly greater or
smaller depending on final negotiations between the landowner and Applicant. However, the general property area
and project layout illustrated in the concept plan, Figure 2, are not expected to substantially change.

Figure 1: County Recorder’s Plat Map Depicting Exterior Perimeter of the Subject Property.
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Figure 2: Concept Plan

The Weber County Land Use Code includes procedures and criteria for application-driven rezones. The following
policy analysis evaluates the requested rezone in the context of the Land Use Code, the Western Weber General
Plan, and applicable planning considerations.

Zoning Analysis — Purposes and Intent

The current zone of the subject property is A-1. Figure 3 displays current zoning of the general area. The purpose
and intent of the A-1 zone is to:

1. Designate low-intensity farm areas, which are anticipated to develop in a rural residential
development pattern;

2. Set up guidelines to continue agricultural pursuits, including the keeping of farm animals; and
3. Direct orderly low-density residential development in a continuing rural environment.’

The Applicant proposes rezoning the subject property to the R1-15 Zone. The R1-15 Zone is one of the districts
within the County’s R1 residential zoning classification. The purpose of the R1 Zone is as follows:

“ .. The purpose of the R1 zone is to provide regulated areas for single-family dwelling uses at four
different low-to-medium density levels. The R1 zone includes the R1-15, R1-12, R1-10, and R1-5
zones. [...]"?

The proposed rezone is illustrated in Figure 4, with the yellow border outlining the proposed R1-15 zone polygon.

The R1-15 Zone is designed to support a variety of single-family lot sizes at a density no greater than 2.9 units to
the acre, provided no lot is smaller than 6,000 square feet. The R1-15 zone was specifically designed to support
the residential directives prescribed by the Western Weber General Plan for this area.

1 Weber County Code Section 104-2-1.
2 \Weber County Code Section 104-12-1.



Figure 3: Current Zoning Map and the Subject Property
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Zoning Analysis — Ordinance Criteria

Weber County Code provides six general decision criteria for determining whether a rezone is merited. They are as
follows:

a. Whether the proposed amendment is consistent with goals, objectives, and policies of the
County’s general plan.

b. Whether the proposed amendment is compatible with the overall character of existing
development in the vicinity of the subject property, and if not, consideration of the specific
incompatibilities within the context of the general plan.

c. The extent to which the proposed amendment may adversely affect adjacent property.

d. The adequacy of facilities and services intended to serve the subject property, including, but
not limited to, roadways, parks and recreation facilities, police and fire protection, stormwater
drainage systems, water supplies, wastewater, and refuse collection.

e. Whether the proposed rezone can be developed in a manner that will not substantially degrade
natural/ecological resources or sensitive lands.

f. Whether proposed traffic mitigation plans will prevent transportation corridors from diminishing
below an acceptable level of service.

The following is an analysis of the proposal in the context of each criterion.

(a) Whether the proposed amendment is consistent with goals, objectives, and policies of the County’s
general plan.

As a legislative decision, a rezone should advance the goals of the General Plan, or, at a minimum, should not be
detrimental to them without good cause. The General Plan is a guiding document rather than a mandatory
development regulation. However, because it expresses the County’s desired future community outcomes,
deviations from the General Plan should be approached with caution and supported by appropriate findings.

With the considerations provided in staff's recommendation and the standards typically included in the County’s
development agreement template, the proposal appears to follow the overall intent of the Western Weber General

Plan.

The vision expressed in the General Plan’s community character chapter provides an important lens for interpreting
the Plan’s goals and policies. It reads as follows:

“While the pressure to grow and develop will persist, there is a clear desire for growth to be carefully
and deliberately designed in a manner that preserves, complements, and honors the agrarian roots
of the community. To do this, Weber County will promote and encourage the community’s character
through public space and street design standards, open space preservation, and diversity of lot
sizes and property uses that address the need for places for living, working, and playing in a
growing community.”?

To achieve this vision, the General Plan prioritizes implementation of smart growth principles as the area develops.
The General Plan encourages the County to use the rezone process as an opportunity to help developers and
landowners obtain the benefits of rezoning while also securing community benefits that protect the public health,
safety, and welfare.

Because the General Plan is general in nature, its principles are not mandatory unless they have been adopted into
the County’s development regulations or voluntarily incorporated into a development agreement. Similarly, approval
of a rezone is not mandatory. The rezone process therefore provides an opportunity for the County and the Applicant
to consider mutually beneficial terms that help implement the General Plan.

General Plan Smart Growth Principles

The Western Weber General Plan identifies basic and exemplary smart growth principles. Among the basic smart
growth principles are (1) street connectivity, (2) pathway and trail connectivity, (3) open space and recreation

3 Western Weber General Plan (p. 21)



facilities, (4) dark sky considerations, (5) culinary and secondary water conservation planning, (6) emissions and
air quality considerations.

The proposal’s relationship to these principles is discussed throughout this report.

The General Plan also identifies exemplary smart growth principles. These principles are aspirational unless
otherwise adopted into ordinance or voluntarily inciuded in a development agreement. They are nevertheless
relevant to the Planning Commission’s legislative review because they help describe the kind of development
pattern the General Plan seeks to encourage. The following are most relevant to this application.

»  Provision for a wide variety of housing options and use of tools such as lot-averaging to create smaller
lots/housing that responds to the needed moderate-income housing of the area.

o The proposal is anticipated to be exclusively single-family residential. However, the flexible lot
standards of the R1-15 Zone and the County’s connectivity standards allow a variety of lot sizes.
Smaller lots may be more affordable than larger lots, which may allow the Applicant to market
homes to prospective single-family homeowners at different stages of life.

Figure 5: General Plan’s Future Land Use Map
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o

Lot size variety is not mandatory in the R1-15 zone but enabled by allowing small minimum lot area
(6,000sgft in the R1-15 zone) whilst capping density at a smaller number (2.9 units to the acre in
the R1-15 zone) than might otherwise be allowed in a development where all lots are as small as
the minimum lot area. This allows some lots to be smaller than the average lot size that would
otherwise result if every lot were required to match the overall density cap. In turn, that may help
provide a larger supply of smaller lots, which may help respond to housing cost pressures in the
area.

If the Planning Commission desires to discuss deed-restricted moderate-income housing, that
discussion should be framed as a potential voluntary commitment to be negotiated through the
development agreement, rather than as a standard requirement of the R1-15 Zone.

e Strong trail network with excellent trail connectivity that prioritizes ease of bicycling and pedestrians.

o

Because the proposal includes approximately 12.3 acres, it can be challenging to determine how
trail connectivity should be realized for the immediately surrounding area. For this reason, the
connectivity standards recently adopted in County Code apply a pathway-intersection interval of
no greater than 400 feet. A pathway connectivity interval occurs where a pathway intersects with
another pathway, trail, or sidewalk, including sidewalks that are part of a street right-of-way.

The proposal includes two north/south pathway corridors through the project. One appears to
parallel or overlap an existing farm ditch. The other parallels 4520 West Street and connects to a
pathway in the new Single Tree Acres subdivision. This would extend the 4520 West Street
pathway for almost three-quarters of the distance between 2200 South and 1800 South, both of
which are planned to have street-adjacent pathways.

One item for the Planning Commission and Applicant to consider is whether the 4520 West Street
pathway should be moved out of the street right-of-way and behind the lots that abut the high school
property. The County has not yet been successful in securing a pedestrian connection through the
school property. However, aligning a pathway along the school boundary may improve the
possibility of such a connection in the future.

Because the property's north/south width is greater than 400 feet, the County can justify requiring
up to two east/west pathways through the proposed development. One east/west pathway through
the middle of the project may also satisfy the standard, provided the undeveloped land to the north
and south eventually provides east/west pathways within a few hundred feet of the project
boundary.

The Applicant has not proposed an east/west pathway. That omission may be justifiable for the
following reasons:

» Existing development along the east side of 4700 West limits opportunities to create
through connections to 4700 West. There may be some space between existing buildings
or along property lines where future connections could occur, but those connections are
uncertain unless neighboring landowners choose to allow them

= A future pathway is planned along the east side of 4700 West as part of the County’s plan,
the Utah Trails Network plan, and the Beehive Bikeways plan. Given the planned facility,
a pathway stub toward 4700 West may still be reasonable even if the ultimate connection
is not immediately available.

» The high school campus east of the property has presented pedestrian connectivity
challenges in the block between 4700 West and 4300 West. The school district has thus
far prohibited pedestrian connections across the campus. This limits the usefulness of an
east/west pathway that would otherwise be aligned through the proposed development.

There is also an opportunity, though not an ideal one, to provide an east/west pathway along the
northern boundary of the subject property or farther north. The Applicant has informed the County
that the landowner does not want such a pathway installed at this time because of continued
farming on the property to the north. This presents competing considerations:

» Requiring a pathway along the northern boundary as part of this development would
convert a hypothetical future connection into a real community asset.



= Deferring the pathway may preserve a straighter and more direct future alignment across
property farther north.

* The property to the north spans multiple ownerships, which reduces the predictability of
future development and may make a later connection more difficult to secure.

= Because the northern boundary of the subject property is south of the northern boundary
of the neighboring school property, a pathway along the subject property’s northern
boundary may eventually require a jog around the school property.

o Figure 5 illustrates some of the potential pathway connections.
»  Strong street connectivity and neighborhood connections that avoid the use of cul-de-sacs or deadends.

o As shown on the concept plan, the Applicant has configured the project to provide street
connections that appear appropriate in the context of existing development and future developable
properties in the area. Additional discussion regarding access, roadway adequacy, and traffic is
provided later in this report.

e [ arge and meaningful open space areas with improved parks, recreation, etc.



o The Applicant is volunteering to contribute $7,500 per lot for parks and recreation. The Applicant
has requested that the development agreement allow flexibility for the contribution, or a portion of
the contribution, to be used for offsite pathway improvements where feasible. This commitment
appears consistent with the General Plan’s emphasis on open space, parks, recreation, and
pathway connectivity. Because the contribution is proposed as a voluntary commitment associated
with the development agreement, staff recommends that it be expressly memorialized in the
agreement if the rezone is forwarded with a positive recommendation

o Homes that have higher efficiency ratings than required by local building codes.

o The General Plan identifies higher building efficiency as an exemplary smart growth principle. This
principle reflects the Plan’s broader interest in reducing long-term energy demand and improving

air quality.

Figure 6: Pathway Connectivity Opportunities.
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o The County has not adopted local development standards requiring single-family homes in this
area to exceed the applicable building code efficiency requirements. If the Planning Commission
and Applicant desire to pursue this principle for this project, it should be addressed only as a
voluntary development agreement commitment.

e Homes that have solar-paneled rooftops and watt-smart compliant batteries.

o The General Plan also identifies solar-paneled rooftops and watt-smart compliant batteries as an
exemplary smart growth principle. This reflects the Plan's support for energy resilience and reduced
utility demand.

o The County has not adopted development standards requiring rooftop solar or battery systems for
single-family homes in this area. If pursued for this project, such provisions should be included only
as voluntary commitments in the development agreement.

» Provisions that create aftractive communities for the long term and that create a distinctive sense of place.

o The General Plan encourages development that creates attractive communities and a distinctive
sense of place. Given the relatively small size of this project and its interior block location, significant
sense-of-place improvements may be challenging. However, the proposed pathway connections
and the volunteered parks and recreation contribution may help advance this principle.

o Use of transferable development rights from agricultural lands identified for protection.

o The General Plan identifies transferable development rights as an exemplary smart growth tool for
preserving agricultural lands. The County has not yet implemented a transferable development
right program in this area.

Separately, House Bill 237 from the 2025 Utah General Session amended the State’s rollback tax
regulations to require county treasurers to deposit 100 percent of rollback tax funds into a county
account or fund set aside for preserving or restoring open land and agricultural land. This
information is provided as context for the General Plan’s agricultural preservation policies, not as
a recommended condition of this application.

{b) Whether the proposed amendment is compatible with the overall character of existing development in
the vicinity of the subject property, and if not, consideration of the specific incompatibilities within the
context of the general plan.

The Planning Commission should be able to find that the proposal is generally consistent with the pattern of recent
development activity in the area, including the neighboring Single Tree Acres subdivision.

There are several large-lot residential properties along 4700 West, 1800 South, and 2200 South that were
developed under one-acre-per-lot zoning standards. Residential development at varying lot sizes is generally more
compatible with existing residential development than with nonresidential land uses. However, residents who are
accustomed to large-acreage lots and nearby agricultural operations may view the proposed density as inconsistent
with the existing rural character.

The Western Weber General Plan acknowledges that some incompatibilities may occur as the area develops over
time. If the General Plan is followed, the surrounding area is expected to transition toward a pattern that is more
similar to the proposed development than to the area’s current agricultural and large-lot residential character. For
that reason, staff finds that the proposed rezone is compatible with the area’s planned future character, even though
it may be more intense than some existing nearby development.

(c) The extent to which the proposed amendment may adversely affect adjacent property.

A rezone can affect adjacent properties in several ways. These may include objective impacts, such as traffic, noise,
infrastructure demand, drainage, and service levels. They may also include perceived or character-based impacts,
such as changes to neighborhood identity, rural atmosphere, and expectations about future development.

Staff recommends that the Planning Commission prioritize fact-based impacts while also recognizing that perceived
impacts may be relevant to a legislative decision.

If rezoned, the proposed development and others like it will likely change the immediate area. Existing and future
streets may need to be upgraded, new streets will be constructed, and small, medium, and medium-large residential
lots should be expected. The proposed development will likely change the visual character of the area, traffic
volumes and patterns, and potential noise levels.



That said, the proposed use is single-family residential and is not expected to generate impacts greater than those
typically associated with a residential neighborhood. During subdivision review, the Applicant will be responsible for
addressing any material degradation in services and infrastructure caused by the development. As a result, most
objective impacts are expected to be mitigated through standard development review and improvement
requirements.

Staff also recognizes that some neighboring residents may perceive the proposal as inconsistent with the rural
character they value. Adjacent property owners do not have a legal right to preserve neighboring zoning
classifications indefinitely. However, those concerns may still be considered by the Planning Commission as part
of its legislative recommendation, particularly when weighing the proposal against the long-term vision of the
General Plan.

(d) The adequacy of facilities and services intended to serve the subject property, including, but not limited
to, roadways, parks and recreation facilities, police and fire protection, stormwater drainage systems,
water supplies, wastewater, and refuse collection.

The County’s adopted development regulations are intended to require each development to address its impact on
local service levels and infrastructure. As noted above, the Applicant will be responsible for mitigating material
degradation caused by the development.

Roadways/Traffic.
See criterion (f) herein.

Police and Fire Protection

The proposed development is not expected to generate a greater per capita demand for police or fire protection
than typical single-family residential development.

Stormwater Drainage Systems

Stormwater drainage is not typically resolved at the time of rezoning unless there are known regional drainage
issues affecting the property. In most cases, drainage is more appropriately addressed when specific construction
drawings are submitted during subdivision review.

Water Supply

The property is located within the Taylor West Weber Water Improvement District boundaries. The Applicant has
provided a letter from the district acknowledging the rezone application and the potential for the district to serve the
development. The Applicant has also provided a will-serve letter from Hooper Irrigation.

Wastewater

The project is proposed to be served by sewer that will be routed through County collection lines to the Central
Weber Sewer Improvement District gravity trunkline in the area. The Applicant has provided a will-serve letter from
Central Weber Sewer.

Refuse Collection

At this time, the development is expected to be served by the County's typical contracted garbage collection service.
If a different arrangement is proposed, it can be addressed during subdivision review.

(e) Whether the proposed rezone can be developed in a manner that will not substantially degrade
natural/ecological resources or sensitive lands.

Staff is unaware of any natural, ecological, or sensitive lands affecting the property.

() Whether proposed traffic mitigation plans will prevent transportation corridors from diminishing below
an acceptable level of service.

The concept plan indicates access from 4700 West and to 2200 South through the Single Tree Acres subdivision
to the southeast. Additional access opportunities may become available as surrounding properties develop.

Because 4700 West is a state highway, the Applicant will be required to obtain any necessary permits from UDOT
and provide any required 4700 West improvements needed to mitigate the development’s impacts. 2200 South was



recently improved by the County, in caordination with the developer of the Single Tree Acres subdivision, from 4700
West to 4300 West. This development is not expected to materially degrade the level of service of surrounding
transportation corridors. However, the County may require a traffic impact study before subdivision plat approval to
confirm this assumption and identify any necessary mitigation.

AMmenaalion

After reviewing the proposal in the context of the Western Weber General Plan, staff finds that the proposed rezone
can help advance the vision and goals of the General Plan if appropriate commitments are memorialized through a
development agreement. Staff recommends approval of the rezone, subject to the following considerations, which
are intended to be incorporated into a zoning development agreement:

1. The concept plan should be updated to include any additional items requested by the Planning Commission,
if any.
2. The County’s typical development agreement template should be used, including the standards typically
established therein.
3. Parks, open space, and trails:
a. The development agreement should memorialize the Applicant’s volunteered $7,500 per lot parks
and trails contribution.
b. The agreement should allow flexibility for all or a portion of the contribution to be used for offsite
pathway improvements where feasible.
¢. The Planning Commission should determine whether one or more east/west pathways should be
required, and if so, where. The simplest option may be to align one pathway along the property's
northern boundary.

Staff's recommendation is offered with the following findings:

1. After the considerations listed in this recommendation are applied through a development agreement, the
proposal generally supports and is anticipated by the vision, goals, and objectives of the Western Weber
General Plan.

2. The project is beneficial to the overall health, safety, and welfare of the community, as provided in detail in
the Western Weber General Plan.

3. A negotiated development agreement is the most reliable way for both the county and the applicant to
realize mutual benefit.

Mode! Motior

The model motions herein are only intended to help the planning commissioners provide clear and decisive motions
for the record. Any specifics provided here are completely optional and voluntary. Some specifics, the inclusion of
which may or may not be desired by the motioner, are listed to help the planning commission recall previous points
of discussion that may help formulate a clear motion. Their inclusion here, or any omission of other previous points
of discussion, are not intended to be interpreted as steering the final decision.

Motion for positive recommendation

| move we forward a positive recommendation to the County Commission for File #MA2026-04, an application
to amend the county’s zoning map to rezone approximately 12.3 acres, located at approximately 1940 South,
4700 West, from the A-1 zone to the R1-15 zone.

I do so with the following findings:
Example findings:

1. The changes are supported by the Western Weber General Plan.
2. The proposal serves as an instrument to further implement the vision, goals, and principles of the Westem

Weber General Plan
3. The changes will enhance the general health and welfare of Western Weber residents.
4, [ add any other desired findings here J.

Motion for positive recommendation

I move we forward a positive recommendation to the County Commission for File #ZMA2026-04, an application
to amend the county’s zoning map to rezone approximately 12.3 acres, located at approximately 1940 South,
4700 West, from the A-1 zone to the R1-15 zone,

Example of ways to format a motion with changes:



2.
3.

Example: Add a requirement for roadside beaultification, water wise vegetation, and street art/décor to
the development agreement for the two collector streets in the development. Include decorative night sky
friendly street lighting at reasonable intervals. Require the creation of a homeowner's associafion fo
operate and maintain.

Example: Amend staff's consideration item # [ ]. It should instead read: [ ed edits here__].

Etc.

| do so with the following findings:

Example findings:

2.

3.
4.
5

The proposed changes are supported by the General Plan. [Add specifics explaining how.]

The proposal serves as an instrument to further implement the vision, goals, and principles of the General
Plan

The changes will enhance the general health, safety, and welfare of residents.

[Example: allowing shori-term rentals runs contrary to providing affordable long-term rental opportunities]
Ete.

Motion to recommend

I move we forward a recommendation for to the County Commission for File #ZMA2026-04, an application
to amend the county’s zoning map to rezone approximately 12.3 acres, located at approximately 1940 South,
4700 West, from the A-1 zone to the R1-15 zone.

Examples findings for denial:

e 2
=3 4R]]®

Example: The proposal is not adequately supported by the General Plan.

Example: The proposal is not supported by the general public.

Example: The proposal runs contrary to the health, safety, and welfare of the general public.
Example: The area is not yet ready for the proposed changes to be implemented.

[

add any other desired findings here ]

Exhibit A: Application Information.
Exhibit B: Template Development Agreement.






Application

Project Description

Property Address

Property Owner

Representative

Accessory Dwelling Unit
Current Zoning
Subdivision Name
Number of new lots being created
Lot Number

Lot Size

Frontage

Culinary Water Authority
Secondary Water Provider
Sanitary Sewer Authority
Nearest Hydrant Address
Signed By

Parcel Number
150800020

150800018

Single family housing, affordable housing.

2057-2087 S 4520 W
Weber County, UT, 84401

Jordan Holmes

Jordan Holmes

False
A-1

30

.25

Taylor-West Weber Water District
Hooper Irrigation Company

Central Weber Sewer

Owner, Jordan Holmes



NI L0007 A LA \SO\ I\ L Lo B4~ R ITARD O08 GV ~ ETRAY

Yorte va ‘)d._NﬂO:) H3g3am A 15 ThrnaTaee
DNI¥IANIDNS
i et o d3INQHVYO— 4

:
H
2
3
2
s
&

s, 5 IO Wil




Central Weber Sewer Improvement District

June 3, 2026

Felix Llevernio
Weber County Planning Commission
2380 Washington Blvd #240, Ogden, UT 84401

SUBJECT: Martini Farms
Sanitary Sewer Service
Will Serve Letter

Felix:

We have reviewed the request Jordan Holmes to provide sanitary sewer treatment services to the
Martini Farms comprising 34 residential lots located at approximate address 4520 South 2057 West,
Weber County. We offer the following comments regarding Central Weber providing sanitary sewer
service.

1. At this time, Central Weber Sewer Improvement District (District) has the capacity to treat the
sanitary sewer flow from this subdivision. Inasmuch as the system demand continuously changes
with growth, this assessment is valid for three (3) years from the date issued on this letter.

2. If any connection is made directly into the District’s facilities the connection must be constructed in
accordance with District standards and must be inspected by the District while the work is being
done. A minimum of 48-hour notice for inspection shall be given to the District prior to any work
associated with the connection.

3. Central Weber Sewer Improvement District is a wholesale wastewater treatment provider to
Weber County. Connection to the sewer system must be through a retail provider, which we
understand to be Weber County. The District will not take responsibility for the condition,
ownership or maintenance of the proposed sanitary sewer lines (gravity or pressure) or system that
will be installed to serve this subdivision.

4. The connection of any sump pumps (or similar type pumps) to the sanitary sewer system is
prohibited during or after construction. The District’s Wastewater Control Rules and Regulations

state:

2618 West Pioneer Road, Ogden, UT 84404 Page 1 of 2



Central Weber Sewer Improvement District

Prohibited Discharge into Sanitary Sewer. No person shall discharge or cause or make a connection
which would allow to be discharged any storm water, surface water, groundwater, roof water
runoff or subsurface drainage to any sanitary sewer.

5.  The entire parcel of property to be served must be annexed into the Central Weber Sewer
Improvement District prior to any sewer service connection or connection to the District’s
facilities. This annexation must be complete before the sale of any lots in the subdivision.
Annexation into the District is permitted by the District’s Board of Trustees. This will serve letter
is a statement of available capacity and does not guarantee board approval of annexation.

6.  Impact fees must be paid no later than the issuance of any building permits.

If you have any further questions or need additional information, please let us know.

Sincerely,

Clay Marriott

Project Manager

cc: Chad Meyerhoffer, Weber County
Kevin Hall, Central Weber Sewer
Paige Spencer Central Weber Sewer
Jordan Holmes

2618 West Pioneer Road, Ogden, UT 84404 Page 2 of 2



HOOPER IRRIGATION CO.
——== EST. 1866 ——

June 3, 2026

Weber County Planning Commission
2380 Washington Blvd, Ste #240
Ogden, Utah 84401

RE: PRELIMINARY WILL SERVE LETTER — Martini Farms Subdivision

Martini Farms Subdivision is located at approximately 2000 South and 4700 West in Weber County and has proposed a total of 32
lots. The subdivision is in the boundaries of the Hooper Irrigation Company service area.

The subdivision preliminary plat has been reviewed by Hooper Irrigation. The plans have been preliminarily approved for the
subdivision. The developer owns sufficient water shares to connect to the secondary pressurized system. The plan review is good only
for a period of one year from the date of this letter, if not constructed. A final will serve letter will follow this letter after final fees
have been paid and water shares submitted for connection to the secondary system.

Hooper Irrigation's specifications are available at the Company office.

If you have questions, please call 801-985-8429.

Sincerely,

Inidulle ATtetn—

Michelle Pinkston
Hooper Irrigation
Board Secretary

5375 S 5500 W Hooper, Utah 84315 www.HooperlrricationCompany.com



1. Parks and open space will depend on lot layout and sizing.
2. Red lines show where the proposed trail system will be installed and connect to existing

developments.
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DEVELOPMENT AGREEMENT

Development Name

THIS DEVELOPMENT AGREEMENT ("Agreement”) is entered into by and between Weber County, Utah

("County") and (“Master Developer”), known together herein as the “Parties.”
RECITALS
WHEREAS, The Master Developer desires and intends to develop a subdivision {the “Project”)

in the unincorporated area of Weber County known as X

WHEREAS, The Master Developer's objective is to develop in a manner that complements the character of
the community and is financially successful;

WHEREAS, The County’s objective is to only approve development that supports and advances the health,
safety, and welfare of the community, as generally described in the general plan and as otherwise
determined appropriate by the Board of County Commissioners;

WHEREAS, Development of the Property pursuant to this Agreement will result in benefits to the County by
providing orderly growth, sustainable development practices, street and pathway connectivity, provisions for
open space, dark sky lighting, and assurances to the County that the Property will be developed in
accordance with this Agreement;

WHEREAS, Entering into this Agreement will result in significant benefits to the Master Developer by
providing assurances to Master Developer that it will have the ability to develop the Property in accordance
with this Agreement;

WHEREAS, Master Developer and the County have cooperated in the preparation of this Agreement;

WHEREAS, Prior to the execution of this Agreement, the Property’s zone is/was and Master
Developer desires to rezone the Property to the zone consistent with the terms and
provisions contained herein;,

WHEREAS, The parties desire to enter into this Agreement as a legislative means to specify the rights and
responsibilities of the Master Developer to develop the Property as part of the Project as expressed in this
Agreement and the rights and responsibilities of the County to allow and regulate such development
pursuant to the requirements of the Agreement; and

WHEREAS, The Project will be located on land referred to herein as the "Property”. The Property is as more
specifically described in Exhibit A — Property Legal Description and illustrated in Exhibit B — Property
Graphic Depiction. A Concept Plan showing the general location and layout of the Project is contained
in Exhibit C — Concept Plan.

NOW, THEREFORE, in consideration of the recitals (which are incorporated into the Agreement by this
reference), the mutual covenants contained herein, and for other good and valuable consideration, the
receipt and sufficiency of which is hereby acknowledged, the Parties agree as follows:

AGREEMENT TERMS

1. Incorporation of Recitals and Exhibits.




The foregoing Recitals and Exhibits A-/X] are hereby incorporated into this Agreement.

Effective Date, Expiration, Termination.

2.1.

2.2,

Effective Date. The Effective Date of this Agreement is the latter of:

2.1.1.
21.2.
21.3.

The last date upon which it is signed by any of the Parties hereto;
The recordation of this Agreement: or

The recordation of the rezone ordinance to which this Agreement is associated and
inextricably linked.

Expiration and Zone Reversion.

2.2.1.

222,

Expiration of Agreement Related To Development of the Property. The expiration
of this Agreement as it relates to the development of the Property or the establishment
of new uses on the Property shall be as provided in Section 2.2.3 of this Agreement,
unless earlier terminated or modified by written amendment as set forth herein, or
unless the use is abandoned as governed by the Code. In the case of abandonment,
this Agreement shall terminate on the date abandonment has been determined. Upon
expiration or termination of this Agreement, the portion of the Property that has not been
developed as set forth in this Agreement, including any parcel or portion of parcel that
could be further developed, shall thereafter be governed as follows:

221.1. the rights and responsibilities set forth herein related to establishing new
development on the Property or establishing new uses on the Property shalll
terminate; at which time the rights and responsibilities of the Prior Zone
shall govern remaining development or the establishment of new uses on
the Property; and

2.21.2. the portion of the Property that has not been developed as set forth in this
Agreement shall automatically revert to the Prior Zone without further
Notice, unless the legislative body decides to keep the existing zone or
rezone the Property in any other manner. The Parties agree that should
zone reversion occur, the process due and provided for the adoption of this
Agreement and related rezone accomplishes the process due for the zone
map to be reverted to the Prior Zone, and any future owners of any portion
of the Property are hereby on notice accordingly. Existing development and
uses lawfully established under this Agreement prior to expiration or
termination shall be deemed nonconforming rights, as governed by the
Code and the Act.

2.21.3. After the expiration or termination of this agreement, the legislative body
may make changes to the zoning provisions established in Section 2.2.1.1
and Section 2.2.1.2 pursuant to their typical legislative authority.

Expiration of Agreement Related to Ongoing Performance Responsibilities.
Notwithstanding the expiration or termination of this Agreement, all ongoing operations,
performance, and maintenance responsibilities such as, but not limited to, compliance
with requirements pertaining to outdoor lighting, landscaping, noise, berming, buffering,
screening, parks, pathways, or building or architectural designs shall remain in effect
as legislatively adopted land use provisions that govern any development that has
occurred on the Property pursuant to this Agreement. After the expiration or termination
of this Agreement, typical legislative action shall be required to make changes thereto.
This provision shall not be interpreted to be a restriction on the County’s legislative
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3.

2.3.

power to act otherwise if deemed appropriate at that time by the legislative body.
2.2.3. Term. This agreement expires five years after the Effective Date.

2.2.3.1. Automatic Renewal. If prior to the expiration of this agreement Master
Developer has not been notified of any Default, or if any Default has been
satisfactorily cured or is in the process of being satisfactorily cured as
provided herein, then this Agreement shall be automatically extended for
an additional five years.

2.2.3.2. Reserved.

Termination. This Agreement may be terminated by mutual written agreement of the Parties to
this Agreement. This Agreement automatically terminates, without notice, in the following
circumstances:

2.3.1. The term of this Agreement expires and is not extended as provided above;

2.3.2. The Project is abandoned or the use is discontinued, as provided for by Weber County
Code Chapter 108-12.

2.3.3. The Master Developer defaults on any provision of this Agreement and the default is
not resolved as specified in Section 13 of this Agreement; or

2.3.4. The provisions of Section 5.4 of this agreement take effect.

Definitions and Interpretation.

For purposes of this Agreement, the following terms, phrases, words, and their derivations shall have
the meaning given herein where capitalized; words not defined herein shall have the same meaning as
provided by the Code, if applicable. When consistent with the context, words used in the present tense
include the future, words in the plural number include the singular number, words in the singular number
include the plural number, and the use of any gender shall apply to all genders whenever the context
requires. The words "shall" and "will" are mandatory and the word "may" is permissive. References to
governmental officials or entities refer to those officials or entities and their Successors. |If specific
provisions of law referred to herein are renumbered, then the reference shall be read to refer to the
renumbered provision.

3.1.

3.2,

3.3.

3.4.

3.5.

3.6.
3.7.

Act means the County Land Use, Development, and Management Act, Utah Code Ann. §§17-
27a-101, et seq.

Approval Date. “Approval Date” means the date the Board of County Commissioners approved
this Agreement.

Agreement means this Development Agreement between the County and Master Developer,
approved by the Board of County Commissioners, and executed by the undersigned, including
all of this Agreement's exhibits.

Applicant means a person or entity submitting a Development Application, a Madification
Application or a request for an Administrative Decision.

Assignee means a person or entity that assumes the rights and responsibilities of Master
Developer pursuant to a valid assignment, as provided in Section 11.4 of this Agreement.

Board of County Commissioners means the elected County Commission of Weber County.

Building Permit means the County’s building permit or building permit review process, as
specified in the Code of Ordinances of Weber County.

6



3.8.

3.9.

3.10.

3.11.
3.12.

3.13.
3.14.
3.15.

3.16.

3.17.
3.18.

3.19.

3.20.

3.21.

3.22.
3.23.

3.24,

Buildout means the completion of all of the development on all of the Property for all of the
Project.

Code means the County’s Code containing its land use regulations adopted pursuant to the Act.

Concept Plan means Exhibit C ~ Concept Plan, a conceptual plan for the Project which is
hereby approved by the County as part of this Agreement. The Concept Plan sets forth general
guidelines for the proposed future development of the Property.

County means Weber County, a political subdivision of the State of Utah.

County Consultants means those outside consultants employed by the County in various
specialized disciplines such as traffic, hydrology, legal, or drainage for reviewing certain aspects
of the development of the Project.

Default means a material breach of this Agreement.
Design Review means the County’s design review process, as specified in the Code.

Development Application means an application to the County for development of a portion of
the Project including a Subdivision, a Design Review, a Building Permit, or any other permit,
certificate, or other authorization from the County required for development of the Project.

Development Standards means a set of standards approved by the County as a part of the
approval of the Concept Plan and this Agreement controlling certain aspects of the design and
construction of the development of the Property including setbacks, building sizes, height
limitations, parking and signage; and, the design and construction standards for buildings,
roadways, and other Improvements.

Effective Date. "Effective Date" has the meaning set forth in Section 2 of this Agreement.

Force Majeure Event means any event beyond the reasonable control of the affected Party
that directly prevents or delays the performance by such Party of any obligation arising under
this Agreement, including an event that is within one or more of the following categories:
condemnation; expropriation; invasion; plague; drought; landslide; tornado; hurricane; tsunami;
flood; lightning; earthquake; fire; explosion; epidemic; pandemic; quarantine; war (declared or
undeclared), terrorism or other armed conflict; material physical damage to the Project caused
by third parties; riot or similar civil disturbance or commotion; material or supply delay; other
acts of God; acts of the public enemy; blockade; insurrection, riot or revolution; sabotage or
vandalism; embargoes; and, actions of governmental or judicial authority.

Impact Fees means those fees, assessments, or payments of money imposed by the County
as a condition on development activity as specified in Utah Code Ann., §§ 11-36a-101, et seq.

Improvements means those improvements of public or private infrastructure which are
specified in this Agreement, by the Code, or as a condition of the approval of a Development
Application because they are necessary for development of the Property, such as local roads
or utilities.

Master Developer means or its Assignees as provided in Section
11.4 of this Agreement.

Modification Application means an application to amend this Agreement.

Non-County Agency means a governmental entity, quasi-governmental entity, or water or
sanitary sewer authority, other than those of the County, which has jurisdiction over the approval
of any aspect of the Project.

Notice means any notice to or from any Party to this Agreement that is either required or
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3.25.

3.26.
3.27.

3.28.
3.29.

3.30.

3.31.

3.32,
3.33.

3.34.

3.35.

3.36.

3.37.

3.38.

3.39.

permitted to be given to another Party.

Outsourc[e][ing] means the process of the County contracting with County Consultants to
provide technical support in the review and approval of the various aspects of a Development
Application as is more fully set out in this Agreement.

Owner means

Parcel means any parcel of land within the Property created by any means other than a
Subdivision plat, upon which development is not approved.

Parties means the Master Developer and the County, including their Successors.

Pathway means a 10-foot wide multi-use paved pathway that complies with Exhibit E — Street
Cross Sections or Exhibit F — Non-Street-Adjacent Pathway Cross Section of this
Agreement and any other requirements of the County Engineer.

Phase or Phasing means the development of a portion of the Project at a point in a logical
sequence as determined by Master Developer but in compliance with the Code and this
Agreement.

Planning Commission means the Planning Commission for the area in which the Property is
located.

Prior Zone means the zone in effect prior to the rezone to which this Agreement is linked.

Project means the development to be constructed on the Property pursuant to this Agreement
with the associated public and private facilities and all of the other aspects approved as part of
this Agreement including its exhibits.

Property means the land area on which the Project will be sited, as more specifically described
in Exhibit A — Property Legal Description and Exhibit B — Property Graphic Depiction.

Proposed Taxing Entity or Proposed Tax means the proposed inclusion of the Property within
a taxing entity's area, or within the area of a specific tax, when the Property was not subject to
the taxing entity or tax at the time this Agreement was executed, and when the taxing entity or
tax is proposed to compensate for the provision of at least one public service or Improvement
resulting from the growth and development of the Property or the general area. A Proposed
Taxing Entity or Proposed Tax includes but is not limited to the proposed inclusion of the
Property into a municipality, special service district, special district, assessment area, or any
similar entity or tax.

Public Landscaping means landscaping Improvements within street rights-of-way, in required
Public Park Open Space, and on other properties owned by a public entity or required to be
open to the public.

Public Park Open Space means the area intended to meet the minimum 10 acres per 1,000
residents of public open space, whether improved or unimproved as may be specified in this
Agreement.

Routine and Uncontested means simple and germane to the Project or Property, having very
little chance of affecting the general character of the area, and not anticipated to generate
meaningful concern from the public.

Smart Watering Controller is an automatic landscape watering controller that can connect to
the internet to automatically adjust watering schedules or amounts based on local weather and
environmental conditions, such as an Orbit B-Hyve smart controller or a Rainbird ESP smart
controller.



3.40. Subdeveloper means an entity not “related” (as determined by Internal Revenue Service
regulations) to Master Developer which purchases a Parcel for Subdivision platting prior to
development thereon.

3.41. Subdivision means the division of any portion of the Project into a subdivision pursuant to the
Act and/or the Code.

3.42. Subdivision Application means the application to create a Subdivision.

3.43. Successor means a person or entity that succeeds to a Party’s rights and responsibilities under
this Agreement by any means, whether in whole or in part, and whether directly or indirectly. It
does not include a purchaser or other transferee to whom Master Developer or its Successor
conveys a lot within an approved subdivision.

Conflicting Provisions

The Code shall apply to each Development Application except as the County’s Vested Laws are
expressly modified by this Agreement (including any written provision in exhibits thereto). For any conflict
between the exhibits and this Agreement, this Agreement shall prevail. For any conflict between exhibits
and each other, the most restrictive for Master Developer shall apply. The Parties agree that the graphic
depiction of the Project provided in Exhibit C — Concept Plan is conceptual in nature and designed to
illustrate the general layout and configuration of the Project’s streets, clusters of lots, trails, open spaces,
and other amenities to which Master Developer shall be entitled. By nature of being conceptual, these
exhibits may not show all specifics necessary for the Project to comply with all County's Vested Laws,
which shall not be interpreted to be an exception to County’s Vested Laws.

Vested Rights and Reserved Legislative Powers.

5.1. Vested Rights. Master Developer shall have the Vested Right to develop and construct the
Project on the Property in accordance with the and in accordance with Section 8
of this Agreement (the Vested Rights), subject to compliance with the terms and conditions of
this Agreement and other applicable Code provisions in effect as of the Approval Date. The
Parties intend that the rights granted to the Master Developer under this Agreement are
contractual and also those rights that exist under statute, common law, and at equity.

5.2. Existing Laws. Except as otherwise specified in this Agreement, the Parties hereby mutually
volunteer to the application of the Code, except Title 102, in effect at the time of the Approval
Date herein, to the Project until this Agreement is terminated or expires. The Code is
incorporated into this Agreement by reference.

5.3. Exceptions to Vested Rights. The Parties understand and agree that the Project may be
required to comply with future changes to the Code that do not limit or interfere with the vested
rights granted pursuant to the terms of this Agreement. The following are examples for
illustrative purposes of a non-exhaustive list of the type of future laws that may be enacted by
the County that would be applicable to the Project:

5.3.1. County Discretion to Apply Future Laws. County has full discretion to either apply or
not apply any future law or adopted standard provided it does not explicitly conflict with
any specific provision of this Agreement, except as may be allowed by Section 5.5 of
this agreement.

5.3.2. Written Agreement. The Parties may mutually agree, in writing, to the application of
future laws to the Project.



5.4.

5.3.3.

5.3.4.

5.3.5.

5.3.6.

5.3.7.

Compliance with State and Federal Laws. Future laws which are generally applicable
to all properties in the County and which are required to comply with State and Federal
laws and regulations affecting the Project.

Safety Code Updates. Future laws that are updates or amendments to existing
building, plumbing, mechanical, electrical, dangerous buildings, drainage, or similar
construction or safety related codes, such as the International Building Code (IBC),
International Residential Code (IRC), the American Public Works Association (APWA)
Specifications, American Association of State Highway and Transportation Officials
(AASHTO) Standards, the Manual of Uniform Traffic Control Devices (MUTCD), the
National Association of City Transportation Officials (NACTO) or similar standards that
are generated by a nationally or statewide recognized construction/safety organization,
or by the State or Federal governments and are required to meet legitimate concerns
related to public health, safety, or welfare;

Taxes. Taxes, or modifications thereto, so long as such taxes are lawfully imposed and
charged uniformly by the County to all properties, applications, persons and entities
similarly situated;

Fees. Changes to the amounts of fees for the processing of Development Applications
that are generally applicable to all development within the County, or a portion of the
County as specified in the lawfully adopted fee schedule, and which are adopted
pursuant to State law; and

Impact Fees. Impact Fees or modifications thereto which are lawfully adopted,
imposed, and collected.

Future Laws and Preservation of Material Obligations. The Parties acknowledge and agree
that the County’s approval of this Agreement and the associated rezone is based, in material
part, on Master Developer's obligations under this Agreement and on the requirements,
limitations, standards, and conditions applicable under the County Code in effect on the
Effective Date. Master Developer’s performance of those obligations is a material inducement
for the County’s approval of this Agreement and the associated rezone, and is an essential part
of the consideration received by the County.

54.1.

54.2.

5.4.3.

Future Laws. For purposes of this Section, “Future Law” means any statute, regulation,
ordinance, binding judicial decision, binding administrative order, or other legally
binding governmental action that becomes effective after the Effective Date and that
creates, recognizes, expands, or applies a right, defense, exemption, limitation, or other
legal basis by which Master Developer could avoid, reduce, delay, invalidate, or
materially impair any obligation imposed on Master Developer under this Agreement or
under the County Code in effect on the Effective Date.

Waiver by Master Developer. To the maximum extent permitted by law, Master
Developer knowingly, voluntarily, and irrevocably waives any right, defense, exemption,
limitation, claim, or other legal benefit arising from a Future Law to the extent the Future
Law would allow Master Developer to avoid, reduce, delay, invalidate, or materially
impair any material obligation imposed on Master Developer under this Agreement or
under the County Code in effect on the Effective Date. Master Developer agrees that
the obligations described in this Section shall continue to apply as contractual
obligations, independent of whether the County could impose the same obligations on
similarly situated property under laws enacted after the Effective Date.

Non-Waivable Change in Law. If a Future Law is not legally waivable, or if Master
Developer's waiver under Subsection 5.4.2 is ineffective to preserve the County's
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5.5.

material benefit of the bargain, the Parties shall confer in good faith to determine
whether this Agreement may be amended in a manner that is lawful and that preserves,
to the greatest extent practicable, the material obligations, benefits, and burdens
originally agreed upon by the Parties.

5.4.4. County Determination. If the County determines, in its reasonable discretion, that a
Future Law has materially impaired the County’s benefit of the bargain and that the
impairment cannot be cured by waiver, performance, or amendment, the County may
terminate this Agreement as provided in Section 2. The County may instead determine,
in writing, to continue this Agreement in effect notwithstanding the Future Law. Any such
written determination applies only to the specific Future Law identified in the
determination and does not waive the County's rights with respect to any other Future
Law or later impairment.

Reserved Legislative Powers. Master Developer acknowledges that the County is restricted
in its authority to limit its police powers by contract and that the limitations, reservations, and
exceptions set forth herein are intended to reserve to the County all of its police power that
cannot be so limited. Notwithstanding the retained power of the County to enact such legislation
under its police powers, any such legislation shall only be applied to modify the Vested Rights
of Master Developer based upon policies, facts, and circumstances meeting the compelling,
countervailing public interest exception to the Vested Rights doctrine in the State of Utah as
codified in Utah Code §17-27a-508, and case law interpreting the same. Any such proposed
change affecting the Vested Rights of the Project shall be of general application to all
development activity in similarly situated unincorporated areas of the County; and unless in
good faith the County declares an emergency, Master Developer shall be entitled to prior written
notice and an opportunity to be heard with respect to the proposed change and its applicability
to the Project under the compelling, countervailing public interest exception to the Vested Rights
doctrine.

6. Project Description.

A residential subdivision within the R1-15 zone that complies with the connectivity requirements of
Code Section 106-2-1.020.

7. Project Location and lllustration.

The Project is located on the Property as described in Exhibit A — Property Legal Description,
and illustrated in Exhibit B — Property Graphic Depiction.

8.1.

8.2

Development Standards.

Project Density. In exchange for the benefits offered by the Master Developer in this
Agreement, County agrees to allow Master Developer to create a residential subdivision at the
density allowed by the Code for the R1-15 zone.

Phasing. The County acknowledges that Master Developer, Assignees of Master Developer,
and/or Subdevelopers who have purchased Parcels of the Property may submit multiple
applications from time-to-time to develop and/or construct portions of the Concept Plan for the
Project in Phases. Allowance for Phasing is subject to the following and any other Phasing
provision in this Agreement:
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8.3.

8.4.

8.5.

8.2.1. Construction Drawings Required. Phasing is only allowed if each Phase is based on
an approved final plat that succeeds an approved preliminary plat/plan. A final plat for
a Phase shall not be submitted or accepted until after a complete set of construction
drawings for the entire preliminary plat has been approved by the County Engineer. The
construction drawings shall include all required Improvements of this Agreement and
the Code.

8.2.2. Streets and Pathways. Each Phase shall provide for the logical extension of
Improvements of the public road and pathways system as conceptually represented in
the Concept Plan;

8.2.3. Project Improvements. Each Phase shall provide logical extension of Improvements
through and throughout the Project as approved by the County in compliance with the
terms of this Agreement and other applicable provisions of the Code.

8.2.4. Public Park Open Space. Each Phase shall include its proportionate share of Public
Park Open Space area and Improvements including, if applicable, pathways and
trailheads. Each Phase shall provide for the platting and installing of a proportionate
share of Public Park Open Space area and Improvements, even if such area or
improvements are not within or immediately adjacent to the subject Phase. Developer
may propose which Public Park Open Space area and Improvements are provided for
each Phase; however, the County has full discretion to require other Public Park Open
Space area and Improvements if the County determines it is in the best interest of the
community.

Street Connectivity. Master Developer hereby volunteers and agrees to follow the minimum
street and pathway connectivity standards as provided in Section 106-2-1.020 of the Code. The
County also agrees that the conceptual street layout illustrated in Exhibit C — Concept Plan
satisfactorily complies with that code section.

Street Right-of-Way Dedication. Master Developer agrees to dedicate or, if allowed by the
County, otherwise reserve the Project’s street rights-of-way, as illustrated and labeled in Exhibit
C - Concept Plan, as public thoroughfares at no cost to the County.

8.4.1. Minimum Requirements. Each street right-of-way shall meet the minimum applicable
width specifications illustrated in Exhibit E — Street Cross Sections.

8.4.2. Project-Specific Right-of-Way Dedication.
8.4.2.1. Reserved.
8.4.2.2. Reserved.

Street Improvements. Streets in or immediately adjacent to the Project shall be designed and
installed by the Master Developer in accordance with their corresponding street cross sections
depicted in Exhibit E — Street Cross Sections and as more specifically provided as follows.

8.5.1. Reserved.

8.5.2. Project-Specific Street Improvements. Project-specific street Improvements include
Improvements required to street rights-of-way that are adjacent to the Project, and to
offsite streets as follows.

8.5.2.1. Reserved.
8.5.2.2. Reserved.
8.5.3. Sidewalks. Master Developer agrees that all public sidewalks in the project or along
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8.5.4.

8.5.5.

8.5.6.

adjacent public rights-of-way shall be no less than five-feet wide.

Driveway Accesses along Collector or Arterial Streets. Master Developer agrees
that no lot will be platted to provide driveway access to any collector or arterial street.
County agrees to allow these lots to front these streets if they are provided access by
means other than these streets.

Corridor Fencing along Collector or Arterial Streets. Master Developer agrees to
install a fence or wall (“Corridor Fence”) that is at least six-feet high where the rear or
side of a lot abuts or is otherwise adjacent to and visible from a collector or arterial
street. The height of the Corridor Fence shall be reduced where necessary to not inhibit
the clear-view triangle of an intersection.

8.5.5.1. Corridor Fence Design. Corridor Fences of these streets shall be
designed to provide visual breaks in the horizontal and vertical fence planes
at least every 20 feet, such as a column or similar, and the Corridor Fence
shall have a base and a cap distinctly different from the body. Examples of
Corridor Fences is provided in Exhibit G — Corridor Fence Design
Examples.

8.5.5.2. Corridor Fence to Match Others in Area. If in compliance with this part
or unless allowed otherwise by the Planning Director, the Corridor Fence
material, color, and general design shall match other Corridor Fences
installed or previously approved along the same street corridor.

8.5.5.3. Corridor Fence Alternative Design. Alternative fencing along these
streets may be approved by the Planning Director if it provides similar or
better visual qualities and materials.

8.5.5.4. Prohibited Corridor Fence Material. A Corridor Fence shall not be made
of vinyl.
8.5.5.5. Corridor Fence Maintenance. Unless delegated to a community

association, the immediately adjoining landowner is responsible for the
maintenance and repair of their lot or parcel’'s portion of the Corridor Fence.

8.5.5.6. Reserved.

Street Trees. All streets shall be lined with shade trees in the parkstrip. Trees lining an
adjacent and parallel sidewalk or pathway shall suffice for the street’s trees.

8.5.6.1. Tree Canopy. Except as otherwise provided herein, the trees shall be
planted in intervals and of a species such that the expected tree crown will
converge with the expected tree crown of the trees adjacent. The expected
tree crown shall be the average crown of the tree species at maturity.
County shall allow for reasonable gaps between expected tree crowns to
accommodate driveways, streets, intersection clear-view triangles, and
other right-of-way accommodations as determined appropriate by County.
A reasonable gap is the width or expected width of the accommodation(s).

8.5.6.2. Tree Selection. At least two different tree varieties selected from County’s
adopted tree list shall be used and dispersed in a manner that avoids
transmission of pests/disease, or as may otherwise be specified by a an
arborist certified by the International Society of Arborists, such that the
trees have optimal chance of long-term survival.

8.5.6.3. Tree Size. No tree with a caliper less than two inches, as measured at the
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top of the root collar, shall be planted.

8.5.6.4. Certificate of Occupancy. No final certificate of occupancy for a dwelling
unit shall be granted or effective until after the installation of all proposed
trees, which shall clearly be in good health, in the parkstrip to which the lot
is abutting.

8.5.7. Street Tree Installation and Maintenance Alternatives. Developer has the following
two installation and maintenance alternatives options for street trees, or some
combination if mutually agreeable by the Developer and Planning Director:

8.5.7.1. Master Developer Controlled:

8.5.7.1.1. Planting. Tree planting shall be in accordance with best
practices. Care shall be taken when planting a tree or when
placing anything at the base of the tree so that the root’s soils
are not compacted.

8.5.7.1.2. Tree Watering. Master Developer agrees to provide each
street tree with a watering mechanism tied either to a
homeowner's association master meter, or tied directly to the
meter providing secondary water to the lot fronting the street
Improvements. County may allow alternative tree watering
methods if Master Developer:

8.5.7.1.2.1. can provide a watering plan that the County
determines sufficient and appropriate for the
health of the tree; and

8.5.7.1.2.2. volunteers to be responsible for tree care,
pursuant to Section 8.5.6.1.6, for an additional
two years after the end of the warranty period.

8.5.7.1.3. Tree Care. Master Developer agrees to be responsible for tree
health throughout the duration of the warranty period, after
which the owner of the lot fronting the Improvements is
responsible for the tree’s health.

8.5.7.2. County Controlled:

8.5.7.2.1. At Master Developer's expense, County shall employ or
contract with an arborist certified by the International
Society of Arborists to install the trees. Master Developer
shall provide a cash escrow for the full estimated cost of
the installation as is typically required, including
reasonable contingency costs, reasonable costs for tree
replacements, and reasonable costs required for the
County to operate such tree planting program. Cost for tree
replacement shall be based on the average rate of
establishment failure of the tree species within the first
year. If requested by the County, Master Developer agrees
to periodically increase the escrow or reimburse the
County to cover reasonable costs resulting from increases
in labor and materials and/or inflation. Master Developer
further agrees that County has full authority to draw from
this escrow at any time to pay for the installation of street
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8.5.8.

trees.

8.5.7.2.2. For this alternative, County agrees to waive the required
warranty period for the trees.

8.5.7.2.3. Master Developer agrees on behalf of itself and future lot
owners that no final certificate of occupancy shall be
issued for any building until after the required trees and
appropriate and operating irrigation mechanisms for the
trees are installed. County shall have full authority, based
on recommendations from its tree professional, to
determine what constitutes an appropriate and operating
irrigation mechanism.

8.5.7.2.4. If no appropriate and operating irrigation mechanism is
provided, Master Developer agrees to compensate County
for reasonable costs to routinely irrigate installed trees by
whatever reasonable means necessary. County may
recoup this cost from the adjoining lot owner if unable to
recoup from Master Developer.

8.5.7.2.5. Master Developer shall provide each lot owner notice upon
each lot sale of the tree installation program, including the
owner's responsibility for long-term irrigation and tree
maintenance pursuant to the Code.

8.5.7.26. Master Developer agrees that regardless of the escrowed
amount and regardiess of the submitted or approved tree or
landscaping plan, that the County has sole discretion over the
number and type of trees planted within the development
provided that the funds shall be used for reasonable costs
associated with the installation of trees within the development.

Public Landscaping. The following are required for required landscaping within public
rights-of-way and along public pathways:

8.5.8.1.

8.5.8.2.

8.5.8.3.

Other Landscaping. Except around the base of a tree (root area), Master
Developer shall place six-inch-plus angular rock, 10-inches deep, in each
parkstrip, with a weed barrier beneath. Plantings in addition to street and
pathway trees may be placed within parkstrips and along pathways by the
Master Developer or homeowners, to be operated and maintained either
by the adjoining owner or a homeowners association.

Construction Drawings to Include Landscaping. Each Development
Application submitted shall provide a detailed Public Landscape plan that,
at a minimum, shows landscaping materials proposed to be used, the
proposed location, species, including the measurements of each tree's
mature crown, and the method of vegetation irrigation.

Quality Control. For best practices quality control, planting shall be
conducted based on the recommendations from, and under the supervision
of, an arborist certified by the International Society of Arborists. Written
confirmation that best practices and provisions of this Agreement pertaining
to Public Landscaping were followed for each planting or instaliation shall
be provided to the County from the arborist, along with the certification
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8.6.

8.7.

number of the arborist, prior to the release of any financial guarantee for
the Public Landscaping.

8.5.9. Offsite or Project-Specific Street Improvements. Master Developer agrees to
construct, or cause to be constructed, the following.

8.5.9.1.
8.5.9.2.
8.5.9.3.
8.5.9.4.

Reserved.
Reserved.
Reserved.

Reserved.

8.5.10. Secondary Egress.

8.5.10.1.

8.5.10.2.

Master Developer agrees that as the project is platted and constructed,
street Improvements shall be installed such that at no time shall there be
more than 15 lots or dwelling units on a single access street or route of
streets before a second egress is installed. The second egress shall not
loop back on any part of the single access street or route of streets.

Project-Specific Egress Requirements.
8.5.10.2.1. Reserved.
8.5.10.2.2. Reserved.

Non-Public Landscaping to be Water-Wise. Except within a publicly accessible park, if
applicable, all lots within the development will implement water-wise landscaping measures as

follows.

8.6.1. Water-wise landscaping. All lots within the development will implement water wise
landscaping measures as follows:

8.6.1.1.

8.6.1.2.

Landscaping Pursuant to a Yard Landscape Plan. A yard landscape plan
shall be submitted with each building permit application for a primary
structure and be in compliance with Exhibit H — Waterwise Yard

Landscape Plan Requirements.
Reserved.

8.6.2. Project-Specific Water-Wise Requirements.

8.6.2.1.

8.6.2.2.
8.6.2.3.
Utilities.

The requirements of this Section 8.6 shall not apply to a lot or area that is
xeriscaped and no sprinkler or flood watering is used.

Reserved.

Reserved.

8.7.1. Burying Utilities. Master Developer agrees to underground all utifities, both existing
and proposed, within the Property and within any right-of-way adjacent to the Property
in a manner that complies with adopted standards. This shall include but is not limited
to canals, ditches, stormwater infrastructure, and existing overhead utilities. Long
distance high voltage power transmission lines are exempt from this requirement.

8.7.2. Sanitary Sewer. Prior to issuance of the first Building Permit for the Project, Master
Developer shall have the right and the obligation to construct or cause to be constructed
a sewer collection and conveyance system.
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8.7.3.

8.74.

8.7.21. Reserved.

8.7.2.2. Sewer Collection Service from County. County agrees to allow the
Project to be connected to County’s sewer collection system, provided
compliance with this Agreement and the Code; and provided compliance
with County standards, which may be updated from time-to-time.

8.7.2.3. Sewer Treatment. Master Developer recognizes that County is not a
provider for sewer treatment services. Master Developer shall arrange
sewer treatment services for the Project with a provider prior to submittal of
a Development Application. If within an existing sewer district's adopted
future annexation area, Master Developer agrees to annex the Property
into the sewer district boundaries, if the sewer district allows it, prior to
submittal of a Development Application. If the sewer district does not allow
the annexation, County agrees that Master Developer may pursue other
sewer treatment options that do not involve the County.

8.7.2.1. Gravity Sewer Collection Lines. Master Developer agrees to install, or
cause to be installed, a gravity sanitary sewer collection system to,
throughout, and across the Property. The system shall stub to all lots or
parcels within the Project that needs or will in the future need a sewer
connection, and to adjacent properties in locations approved by the County
Engineer, including, if applicable, offsite parcels to which Section 36-1-1 of
the Code applies. It shall be of sufficient size and at sufficient depth
necessary to gravity-flow the anticipated future buildout volume of sewage
of the general area intended to be served by it, as shown on the sewer
master plan or as required by the County Engineer.

8.7.2.1.1. Reserved.
8.7.2.1.2. Reserved.
8.7.2.2. Reserved.
Reserved.
8.7.2.4, Project-Specific Sanitary Sewer Requirements.
8.7.2.4.1. Reserved.
8.7.2.4.2. Reserved.

Culinary and Secondary Water. Master Developer recognizes that the County does
not provide culinary or secondary water to the area and has no obligation to help Master
Developer gain access to water services. Prior to issuance of the first Building Permit
for the Project, Master Developer shall have the right and the obligation to construct or
cause to be constructed culinary water and pressurized secondary water Improvements
to and across the Property. Master Developer agrees to secure both culinary and
secondary water from an existing culinary and secondary water provider in the area.

Stormwater. Master Developer shall have the right and obligation to install a storm
water drainage and detention system sufficient to support the storm water and drainage
needs of the Project and adjacent public streets. The system shall be sized to support
the anticipated storm water and drainage needs of the Project at full build-out such that
multiple new drainage or detention facilities are avoided if possible in the future. The
County Engineer has discretion to require the storm water facilities to be sized to
accommodate the general area’s anticipated storm water and drainage needs at the
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8.8.

area’s buildout or as otherwise recommended by the stormwater master plan. Unless
otherwise allowed by the County Engineer, the storm water from the Project shall be
sufficiently treated, as approved by County Engineer, before discharging into the Weber
River or other water body.

8.7.4.1. Stormwater Storage Ownership and Maintenance. The County reserves
the right to require the maintenance of a stormwater storage facility to be
the responsibility of a homeowner's or landowner’s association in the event
the County Engineer determines that the proposed facility presents an
inordinate demand for services.

8.7.4.2. Reserved.
8.7.4.3. Project-Specific Stormwater Requirements.
8.7.4.3.1. Reserved.
8.7.4.3.2. Reserved.
8.7.5. Project-Specific Utility Requirements.
8.7.5.1. Reserved.
8.7.5.2. Reserved.

Parks and Open Space. Master Developer agrees to help the County reach its goal of providing
at least ten acres of Public Park Open Space per 1,000 persons. Master Developer understands
that the creation and/or preservation of parks and open space is a critical part of the County’s
consideration for this Agreement, the associated rezone, and the additional density given.
Further, the Parties agree that the per-dwelling unit cost to build parks to this standard in 2024
dollars equals approximately $7,500.00. Given this, Master Developer agrees to provide, at no
cost to the County, for the following parks, open space, and trails amenities:

8.8.1. Parks Financial Donation. Master Developer agrees to donate $7,500, adjusted by
the annual rate of inflation, per residential lot to the County or, if required by the County,
the [Parik District] (“Park District’). The inflation-adjusted amount will be calculated using
the “Consumer Price Index for All Urban Consumers: All ftems,” using $7,500.00 in 2024
dollars as the baseline. Master Developer agrees that this is a donation offered of the
Master Developer’s own free will as part of the consideration for this Agreement and
associated rezone, which is a voluntary development choice made by Master Developer
in lieu of developing using the Prior Zone. As such, this donation is not a fee or exaction
imposed by the County or Park District. Master Developer agrees to remit these funds
prior to recordation of a subdivision plat. Master Developer hereby relinquishes control
over how the County spends the donated funds, provided that the funds shall be used
for reasonable costs associated with providing Public Park Open Space or recreational
trails in an unincorporated area of the County. No building division or planning division
application will be accepted or approved, and any that are approved shall be void, until
the County receives this donation or a written confirmation of receipt of it from the Park
District, if applicable.

8.8.2. Park Dedication. Master Developer agrees to dedicate a minimum of one acre per
every 34 residential lots as Public Park Open Space, with the open space rounded up
to the nearest whole acre, if applicable. Open space provided by Master Developer in
excess of the minimum required Public Park Open Space is not governed by this
Section 8.8.2. unless more specifically provided in this Agreement. The minimum
required Public Park Open Space shall comply with the following.
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8.8.3.

8.8.2.1.

8.8.2.2.

8.8.2.3.

8.8.2.4.

8.8.2.5.

8.8.2.6.
8.8.2.7.

8.8.2.8.

Dedication Method. Unless specified otherwise in this Agreement, the
minimum acreage per lot shall be dedicated to the County by means of
subdivision plat dedication. County may require it be dedicated to the [Park
District] (“Park District’) instead. County may allow the acreage to be
transferred in fee or easement if County determines it appropriate.

Deferred Conveyance. County may defer dedication or conveyance,
including any required Improvements, for any of the minimum required
Public Park Open Space only if deferral is in the best interest of the public.
This deferral shall be by means of a separate mutually acceptable
agreement, recorded to the property fo run with the land, and shall specify
the terms of the deferral.

Publicly Accessible Private Parks. When allowed, the acreage of a
private park that is continuously open for public use may be counted toward
the minimum required Public Park Open Space, provided compliance with
the following.

8.8.2.3.1. Master Developer shall provide County with a written
recommendation on this matter from the Park District.

8.8.2.3.2. The private park shall be open for use by the general public
from sunrise until dusk or 9:00 PM daily, whichever is earfier,
excluding reasonable closures for emergencies, maintenance,
replacement, or repair; and

8.8.2.3.3. The private park shall be operated and maintained by a
professional management company that is funded by the
owners in the Project.

Follow Concept Plan. The configuration of Public Park Open Space shall
be as generally represented in the Concept Plan. Open space shown on
the Concept Plan shall be interpreted as Public Park Open Space unless
clearly labeled otherwise, or unless rejected by the County and Park
District.

Phasing Public Park Open Space Dedication. Each subdivision plat
within the Property shall plat and dedicate no less than its pro-rata share of
Public Park Open Space acreage per lot, but never less than one acre until
all proposed Public Park Open Space is platted.

Reserved,

Other Waterways. County may require open space corridors along creeks,
sloughs, canals, or other waterways or former waterways specified in the
general plan or others that can provide valuable public open space or
pathway connectivity to be dedicated.

Project-Specific Parks or Open Space Dedication.
8.8.2.8.1. Reserved.
8.8.2.8.2. Reserved.

Public Park Open Space Improvements. Master Developer agrees, unless specified
in this Agreement otherwise, that the Public Park Open Space acreage shall be
developed as an improved park.
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8.8.3.1.

8.8.3.2.

Minimum Park Improvements Required. Unless agreed otherwise by the
Parties and, if applicable, the Park District, Master Developer shall provide
the following minimum Improvements for the Public Park Open Space.

8.8.3.1.1.

8.8.3.1.2.

8.8.3.1.3.

8.8.3.14.

8.8.3.1.5.

8.8.3.1.6.

8.8.3.1.7.

8.8.3.1.8.

Parking. Eight off-street parking spaces per acre of improved
park area.

ADA Access. ADA accessibility from parking areas to all
restrooms, ramps, benches, and along the paved pathway.

Restroom. One restroom building with no fess than two private
toilet rooms.

Pavilion. 325 square feet of covered pavilion area per acre of
developed park. There shall be no less than two picnic tables
with attached benches for every 325 square feet of pavilion
area (fractions may be rounded down to the nearest whole
number). Restrooms and storage/mechanical area may be
connected to the pavilion structure, but are not counted as
pavilion area.

Playground. 600 square feet of playground area per each acre
of developed park with typical playground ground cover. At
least 10 percent of the playground area shall be playground
equipment. Playground equipment area shall be measured
from the outside boundary of the footprint of the playground
equipment when viewed from above.

Park Perimeter Pathway. The perimeter of the park shall be
encircled with a Pathway, the standards for which are depicted
in Exhibit F - Non-Street-Adjacent Pathway Cross
Section, or if adjacent to a street, Exhibit E — Street Cross
Sections.

8.8.3.1.6.1. Benches. At least one pathway-adjacent
bench shall be installed every 500 feet along
the pathway.

8.8.3.1.6.2. Bench Shade Trees. At least one shade tree
shall be installed per bench, planted adjacent
to the bench in a manner that will cast the
most shade onto the bench throughout the
summer.

Park District Standards. If the improved park is to be
dedicated to the Park District, then all improvements must
conform to the Park District’s established standards.

Additional Project Specific Improvements. Master
Developer shall additionally provide the project specific
improvements established in Section 8.8.4 below, if any.

Park Detail Submittal. With each subdivision plat or improvement
drawings, provide site specific detail of the Park(s). The detail shall provide:

8.8.3.2.1.

The location, configuration, and construction detail of required
Improvements; and
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8.8.3.3.

8.8.3.4.

8.8.3.5.

8.8.3.2.2. Tree location, species, average mature crown-width, and
required planting and irrigation methods.

8.8.3.2.3. Other proposed landscaping and other Improvements.

8.8.3.2.4. Tabulations that demonstrate compliance with required
Improvements and associated acreage.

Public Park Open Space Financial Guarantee. Public Park Open Space
Improvements shall be included in the subdivision’s financial guarantee
regardless of ownership. Prior to the release of any financial guarantee for
Public Park Open Space Improvements, Master Developer shall provide
County with a letter of acceptance from the Park District or other allowed
park owner, if applicable.

Public Park Open Space Water. Master Developer shall provide sufficient
water (rights/shares, quantities, and pressure) to provide for the Public Park
Open Space’s culinary and secondary water needs. Unless allowed by the
County otherwise, prior to recordation of the first plat in the Project all of
the right/shares needed fo serve the entire Public Park Open Space needs
shall be transferred to the Park District or other allowed park owner at the
time the Public Park Open Space acreage is dedicated or otherwise
transferred to the Park District or other allowed park owner. If the Park
District or other allowed Park owner requires the rights/shares to be
transferred to another enlity instead, such as the applicable water service
provider for the Park, the Master Developer shall do so.

Weber River Corridor and/or Other Natural Park Areas. The County
reserves the right to waive any of the requirements in Section 8.8.3.1 for a
Public Park Open Space area that has a location or features that make it
desirable to preserve in a relatively natural state, as generally guided by
the general plan.

8.8.3.5.1. Weber River Corridor. As a supplement to the provisions of
Section 8.8.2.6, Master Developer shall pravide a pathway
within the Weber River Corridor Park in a manner acceptable
fo the County and Parks District.

8.8.3.5.2. Other Waterways. As a supplement to the provisions of
Section 8.8.2.7, County may require open space pathways
and other Improvements that support the health of the open
space corridor.,

8.8.3.5.3. Improvements and Expense. For this acreage, County may
require any restoration, reclamation, revegetation or other
similar Improvements or efforts it deems necessary, provided
those Improvements or efforts have the same or lower
estimated expenses of what would otherwise be required if the
Fublic Park Open Space acreage was improved to the required
minimum standards of this Agreement.

8.8.3.5.4. Removal of Vegetation and Hydroseeding. At a minimum,
all invasive plant species shall be removed from the Public
Park Open Space acreage and, unless required otherwise, any
ground not already fully vegetated shall be hydro-seeded with
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8.9.

8.8.3.6.

8.8.3.7.

8.8.3.5.5.

a native seed mix and erosion conirol methods shall be
implemented in accordance with best practices.

Quality Control. For best practices quality control, all efforts
shall be conducted based on the recommendations from, and
under the general supervision of, a landscape architect,
arborist, or a similarly qualified professional. Written
confirmation that best practices were followed shall be
provided to the County from the professional prior to the
release of any financial guarantee for the work.

Phasing of Public Park Open Space Improvements. Unless provided
otherwise in this Agreement, Public Park Open Space Improvements may
be Phased with the rest of the Project’s Phasing plan as long as:

8.8.3.6.1.

8.8.3.6.2.

8.8.3.6.3.

Approved Construction Drawings. All required final
construction drawings for the entire Project, including all Public
Park Open Space Improvements, have been approved by the
County Engineer;

Successive Improvements. All Phases provide sufficient
Improvements necessary for the successive construction of
Improvements proposed in other Phases; and

Completed prior to C/O. A Phase's minimum required per-
acre park Improvements specified in Section 8.8.3.1 are
installed. accepted, and open for public use prior to issuance
of the first certificate of occupancy in the Phase.

Public Park Open Space Maintenance. Master Developer agrees lo
operate and maintain or cause to be operated and maintained the Public

Park Open Space acreage until

8.8.4. Project-Specific Public Park Open Space Improvements and Considerations.
Master Developer agrees to provide the following Project-specific Public Park Open
Space Improvements and considerations.

8.8.4.1.
8.8.4.2,
8.8.4.3.

Reserved. [sce nofe ]

Reserved. [sce noie.]

Reserved.

Pathways and Trailheads. Master Developer agrees to help the County’s reach its goal of
providing a walkable community wherein neighborhoods are interlinked to each other and to
community destinations. Master Developer understands that the creation and interconnection
of trails/pathways is a critical part of the County’s consideration for this Agreement, the
associated rezone, and the additional density given. As such, Master Developer agrees to install
or cause to be installed the pathways as generally configured on the attached Concept Plan
(Exhibit C — Concept Plan) and as otherwise specified as follows.

8.9.1. Pathway and Trailhead Dedication.

Pathway dedication. Master Developer agrees to dedicate the minimum
area required for proposed pathways. The minimum required pathway
right-of-way shall comply with the configuration in the attached Concept
Plan (Exhibit C — Concept Plan), and Pathway Cross Section (Exhibit

8.9.1.1.
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F — Non-Street-Adjacent Pathway Cross Section, or if adjacent to a
street, Exhibit E — Street Cross Sections). Pathway rights-of-way shall
count toward the minimum required Public Park Open Space area specified
in Section 8.8.2 of this Agreement; this does not apply to Pathways within
a street right-of-way. Dedication of a Pathway right-of-way shall comply
with that section, with the term “Park” being supplanted with the term
“pathway” or “traithead” as may be contextually applicable, except that the
per-lot pro-rata share of pathway right-of-way shall be based on the amount
of linear feet of pathway that can be constructed within such right-of-way
and not solely on acreage.

8.9.2. Pathway Improvements. Unless specified in this Agreement otherwise, Master
Developer agrees that each proposed pathway right-of-way, pursuant to Exhibit C —
Concept Plan, or required pathway right-of-way shall be developed as an improved
pathway.

8.9.2.1. Required Pathways. Regardless of what is displayed in Exhibit C —
Concept Plan, a street-adjacent pathway shall be installed along each
major residential, collector, and arterial street within or immediately
adjacent to the Property.

8.9.2.2. Pathway Trees. Each pathway and sidewalk within the Project or along
adjoining pathway rights-of-way shall be lined with shade trees. Pathway
trees shall follow the same standards as set forth in Section 8.5.6.1.
However, County agrees that if the Park District desires to have ownership,
operation, or maintenance responsibility for a pathway right-of-way in or
adjacent to the Project, Master Developer’s responsibility for tree health
ends after County has been notified, in writing, by the Park District that the
Park District will assume said ownership, operation, or maintenance
responsibility.

8.9.2.3. Non-Street Adjacent Pathway Landscaping. For a pathway that is not
adjacent to a street, Master Developer shall piace three-inch plus rock, six-
inches deep, on the shoulders of each pathway, with a permeable weed
barrier beneath. Alternatively, County agrees that Master Developer may
install alternative planting and landscaping as long as it is operated and
maintained by a homeowner's association. Refer to Exhibit F — Non-
Street-Adjacent Pathway Cross Section for a depiction of these
pathways.

8.9.2.4. Construction Drawings to Include Landscaping. Each subdivision’s
improvement plans shall provide a detailed Public Landscape plan that, at
a minimum, shows landscaping materials proposed to be used, the
proposed location, species, including the measurements of each tree’s
mature crown, and the method of vegetation irrigation.

8.9.2.5. Pathway Crossing of Residential Street. Wherever a pathway intersects
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8.9.2.6.

with a residential street, Master Developer agrees to install or cause to be
installed the following in accordance with NACTO and other applicable best
practice standards:

8.9.2.5.1.

8.9.2.5.2.

Raised Crosswalk. A raised crossing with a zebra-style
crosswalk. The raised crossing shall be constructed of
concrete and be designed as a six-inch high ramped speed
table with six-foot ramps or greater if required by the County
Engineer. The top (horizontal) of the speed table shall be at
least ten-feet wide. Notification signage shall be posted in
advance of the speed table.

Curb Extensions. Curb extensions (bulb-outs) shall be
installed for pathway street crossings on both sides of the
applicable street. A curb extension (bulb-out) shall be
constructed to constrict a residential street width to no greater
than 24 feet, or 36 feet if the street has or is planned to have
an on-street bike lane. The County Engineer has discretion to
modify this width if the street's design is different than the
County’s standard. Each curb extension shall be marked with
a traffic delineator as prescribed by the County Engineer or
County Roads Supervisor. If Master Developer is not
responsible for other street Improvements on the opposite side
of a street, the following minimum curb extension requirements
shall be installed on that side.

8.9.2.5.2.1. Each end of the curb extension shall at least
provide a temporary means of directing
drainage to the intended or expected drainage
collection system or swale;

8.9.2,5.2.2. The curb extension shall provide pedestrians
a convenient and safe transition from the
crossing to whatever historic pedestrian
facility exists there. If no formal NACTO-
standard pedestrian facility exists on that side,
Master Developer shall post a “Crossing
Temporarily Closed” sign at the entrance of
the crosswalk, or as otherwise required by the
County Engineer or Roads Supervisor.

8.9.2.5.2.3. The County Engineer or Roads Supervisor
may require other Improvements that
minimize potential safety risks of the curb-
extension, such as but not limited to,
additional curbing, guardrail, sighage,
drainage and street shoulder Improvements. If
required, Master Developer hereby agrees to
install such Improvements.

Pathway Crossing of Collector or Arterial Street. On a collector or
minor arterial street, the raised crosswalk (speed table) and curb
extensions pursuant to Section 8.9.2.5 shall be installed in a manner
as approved by the County or UDOT unless required otherwise by the
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8.10.

8.11.

8.12.

County Engineer, UDOT, or the local fire authority. Regardless of
whether a speed table or curb extension (bulb-out) is required, zebra
style crosswalk is required, as is a double-sided battery powered user-
activated rapid flashing beacon on both sides of the crossing in
accordance with installation best practices, and crosswalk natification
signage in advance of the crosswalk on both sides of the street. The
rapid flashing beacons shall be hardwired to each other through
underground conduit.

8.9.2.7. Project Specific Pathway Improvements.
8.9.2.71. Reserved.
8.9.2.7.2. Reserved.
8.9.3. Reserved.

Environmental and Air Quality Standards. The Parties agree to implement the community’s
overall goal of minimizing development impacts on the environment to a reasonable degree
practicable. As such, Master Developer agrees, on behalf of itself and all successive owners of
the Project or of lots within the Project, to exceed minimum requirements of applicable building
and construction codes and conventions by ensuring each dwelling unit is equipped with the
following prior to receiving a final certificate of occupancy.

8.10.1. Energy Efficiency. All buildings will be designed to an energy efficiency rating that is
one climate zone colder than the area’s designated climate zone. Gas-heated furnaces
and water heaters shall have an efficiency rating of 95 percent or greater.

8.10.2. Reserved.

Outdoor Lighting. Master Developer agrees that all outdoor lighting within the Project will be
dark-sky friendly and as such will be governed by the County’s Outdoor Lighting Ordinance,
Chapter 108-16 of the Code.

Reserved.

Amendments, Modifications, and Revisions.

This Agreement may be amended by mutual agreement of the Parties only if the amendment is in
writing and approved and signed by Master Developer and County (an "Amendment"). The following
sections specify what Project changes can be undertaken without the need for amendment of the
Development Agreement, and what changes require Amendment to this Agreement.

9.1.

9.2,

Who may Submit Modification Applications. Only the County and Master Developer or an
Assignee that succeeds to all of the rights and obligations of Master Developer under this
Agreement (and not including a Subdeveloper) may submit a Modification Application.

Modification Application Contents and Process.
9.2.1. Contents. Modification Applications shall:

9.2.1.1. Identification of Property. Identify the property or properties affected by
the Modification Application.

9.2.1.2. Description of Effect. Describe the effect of the Modification Application
on the affected portions of the Project.

9.2.1.3. Identification of Non-County Agencies. Identify any Non-County
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agencies potentially having jurisdiction over the Modification Application.

9.2.1.4. Map. Provide a map of any affected property and all property within one
thousand feet (1000') showing the present or intended uses and density of
all such properties.

9.2.1.5. Fee. Modification Applications shall be accompanied by a fee in an amount
reasonably estimated by the County to cover the costs of processing the
Modification Application.

9.2.2. County Cooperation in Processing Modification Applications. The County shall
cooperate reasonably in promptly and fairly processing Medification Applications.

9.2.3. Planning Commission Review of Modification Applications.

9.2.3.1. Review. All aspects of a Modification Application required by law to be
reviewed by the Planning Commission shall be considered by the Planning
Commission as soon as reasonably possible in light of the nature and/or
complexity of the Modification Application.

9.2.3.2. Recommendation. The Planning Commission's vote on the Modification
Application shall be only a recommendation and shall not have any binding
effect on the consideration of the Modification Application by the Board of
County Commissioners.

9.2.4. Board of County Commissioners’ Review of Modification Application. After the
Planning Commission, if required by law, has made or been deemed to have made its
recommendation of the Modification Application the Board of County Commissioners
shall consider the Modification Application.

9.3. Project Facility Repair, Maintenance, and Replacement. Master Developer shall be
permitted to repair, maintain and replace the Project and its components consistent with the
terms of this Agreement without amending the Agreement.

9.4. Authorized Changes, Enlargements, or Alterations. As set forth below, County staff may
review and approve certain minor changes, enlargements or adjustments ("Changes") to the
Project in their respective administrative capacities. The following types of Changes are
considered minor, provided that no such Changes shall directly or indirectly result in significantly
greater impacts than those contemplated in the approval of this Agreement.

9.4.1. Changes Necessary to Comply with Other Laws. Any resulting changes as a
conseguence of obtaining or complying with a federal, state, or local permit or approval;
provided that the changes are Routine and Uncontested and the application thereof
does not materially affect the County's original intent, findings, or conditions on the
Project in a manner that would have likely resulted in a different decision on this
Agreement, as determined by the Planning Division Director.

9.4.2. Landscaping Changes. Any changes to this Agreement’s landscaping designs,
guidelines, standards, plantings, materials and installation of the same anywhere in the

project.

9.4.3. De Minimis Changes. Other de Minimis changes requested by the Master Developer,
which are reasonably consistent with the intent of this agreement and the R1-15 Zone,
and are Routine and Uncontested.

10. Miscellaneous Provisions.
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10.1.

10.2.

10.3.

10.4.
10.5.
10.6.

Certificate of Occupancy Requirements. The following are required prior to issuance of a
certificate of occupancy.

10.1.1. Installation of street trees, as specified in Section 8.5.6.4 of this Agreement.
10.1.2. Reserved.
10.1.3. Reserved.

10.1.4. Installation of a furnace that is at least 95% efficient, and installation of a smart
thermostat, as specified in Section 8.10.1 of this Agreement.

10.1.5. Installation of dark-sky friendly outdoor lighting, as specified in Section 8.11 of this
Agreement.

Financial Guarantee Requirements. Master Developer agrees to be governed by the financial
guarantee provisions in Section 106-4-3 of the Code in effect at the time of the Approval Date.
In addition to required Improvements listed in the Code, Master Developer further agrees that
the financial guarantee shall include all required Improvements specified in this Agreement.
Prior to the release or partial release of certain financial guarantee funds, the following are
required.

10.2.1. Written confirmation of implementation of landscape best practices from a qualified
professional, as specified in Section 8.8.3.5.5.

10.2.2. Written confirmation of implementation of landscape best practices from a qualified
professional, as specified in Section 8.5.8.3.

10.2.3. Written letter of acceptance for Public Park Open Space Improvements, as specified in
Section 8.8.3.3.

Financial Guarantee for Public Landscaping, Public Park Open Space, and Trailheads.
Master Developer agrees to provide a financial guarantee to the County for required landscaping
on public property, for required Public Park Open Space Improvements, and for required
trailhead improvements. The financial guarantee shall follow the same standards and processes
as provided in Section 10.2 of this Agreement.

Reserved.
Reserved.
Future Taxes, Services, and Districts.

10.6.1. District(s). Master Developer agrees to annex the Property into any local taxing district
if the purpose of that district is to provide any service necessary for the development of
the property pursuant to this Agreement and the Code. Annexation shall occur prior to
final plat recordation. If the project will be Phased, the entire preliminary plat/plan shall
be annexed into said district(s) prior to recordation of the first plat.

10.6.2. Municipal Services Tax. Master Developer agrees that the County may impose
additional tax to the Property to better accommodate for the municipal services demand
of the Project, provided that the tax is reasonably necessary to provide the service(s).

10.6.3. Restriction on Right to Protest Future Tax or Taxing Entity. If the Property is ever
within the boundaries of a Proposed Taxing Entity or Proposed Tax, and the process
for applying the Proposed Taxing Entity or Proposed Tax to the Property includes the
right for affected landowners to file a protest in a manner that could hinder the
application of the Proposed Taxing Entity or Proposed Tax to the Property, Master
Developer hereby waives the right to file the protest, and agrees that any protest filed
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1".

10.7.

10.8.

10.9.

11.1.

11.2.

11.4.

is void. Master Developer does so on behalf of itself and all future owners who may
obtain any interest in the Property. Future owners are hereby on notice that the right is
waived. This provision applies unless the County Commission agrees, in writing, with
and to the protest.

Expert Review for Development Applications. If the County subjects the Development
Application to a review by County Consultants then payment of the reasonable and actual costs
of the County Consultants' review shall be the responsibility of Applicant.

Parcel Sales. Master Developer may obtain approval of a Subdivision that does not create any
individually developable lots in the Parcel without being subject to any requirement in the Code
to complete or provide security for the Improvements at the time of the Subdivision except that
the County may require as a part of the Subdivision of the Parcel the construction of perimeter
Improvements such as curb and gutter, sidewalks and fire hydrants if reasonably necessary
given the location of the Parcel Sale in relation to other development and the respective timing
of the completion of such developments. The responsibility for completing and providing security
for completion of any Improvements in the Parcel shall be that of the Master Developer or a
Subdeveloper upon a further Subdivision of the Parcel that creates individually developable lots.
The provisions of the foregoing notwithstanding, no division shall be made that
disproportionately splits the public spaces or public Improvements anticipated by this
Agreement or the Code without first providing adequate security in a manner satisfactory to
County to ensure those public improvements or spaces are provided.

Provision of Services. The County agrees to provide all County services to the Project that it
provides from time-to-time to other residents and properties within the County including, but not
limited to, police and other emergency services. Such services shall be provided to the Project
at the same levels of services, on the same terms and at the same rates as provided to other
residents and properties in the County.

General Provisions.

Entire Agreement. This Agreement, and all exhibits thereto, is the entire agreement between
the Parties and may not be amended or modified except either as provided herein or by a
subsequent written amendment signed by all parties.

Headings. The captions used in this Agreement are for convenience only and are not intended
to be substantive provisions or evidences of intent.

No Third Party Rights/No Joint Venture. This Agreement does not create a joint venture
relationship, partnership or agency relationship between the County and Master Developer.
Further, the parties do not intend this Agreement to create any third-party beneficiary rights. The
parties acknowledge that this Agreement refers to a private development and that the County
has no interest in, responsibility for or duty to any third parties concerning any Improvements to
the Property unless the County has accepted the dedication of such Improvements at which
time all rights and responsibilities for the dedicated public improvement shall be the County's.

Assignability. The rights and responsibilities of Master Developer under this Agreement may
be assigned as provided below by Master Developer with the consent of the County as provided
herein.

11.4.1. Partial Assignment.

11.4.2. Sales not an Assignment. Master Developer's selling or conveying a lot in any
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11.5.

11.4.3.

11.4.4.

11.4.5.

approved Subdivision or Parcels or any other real estate interest within the Project, to
builders, users, or Subdevelopers, shall not be deemed to be an "assignment" subject
to the above-referenced approval by the County. Despite the selling or conveyance,
Master Developer still maintains all rights, responsibilities, and obligations of this
Agreement relative to development on the sold or conveyed property.

Related Party Transfer. Master Developer's transfer of all or any part of the Property
to any entity "related" to Master Developer (as defined by regulations of the Internal
Revenue Service), Master Developer's entry into a joint venture for the development of
the Project or Master Developer's pledging of part or all of the Project as security for
financing shall also not be deemed to be an "assignment” subject to the above-
referenced approval by the County unless specifically designated as such an
assignment by the Master Developer. Master Developer shall give the County Notice of
any event specified in this subsection within ten (10) days after the event has occurred.
Such Notice shall include providing the County with all necessary contact information
for the newly responsible Party.

Notice. Master Developer shall give Notice to the County of any proposed assignment
and provide such information regarding the proposed Assignee that the County may
reasonably request in making the evaluation permitted under this Section. Such Notice
shall include the following.

11.4.4.1.  All necessary contact information for the proposed Assignee.

11.4.4.2.  The entry number of this Agreement on file in the Office of the Weber
County Recorder, and entry number to any successive amendments
thereto or other agreements that may affect this Agreement or amendments
thereto.

11.4.4.3. A verbatim transcription of this Section 11.4. “Assignability,” or future
amendment thereof, if applicable.

Grounds for Denying Assignment. The County may only withhold its consent for the
reasons listed herein.

11.4.5.1.  If the County is not reasonably satisfied of the proposed Assignee’s ability
to perform the obligations of Master Developer proposed to be assigned;

11.4.5.2.  Ifthe County has reasonable concern that the assignment will separate the
Project in a manner that creates unreasonable additional demand for any
type of governmental service, including additional demand for coordination
amongst Assignees or other administrative review services not otherwise
anticipated at the time of the execution of this Agreement; or

11.4.5.3. Ifthe County has reasonable concern that the assignment will separate the
Project in a manner that negates the purpose of master planning the Project
area as one complete development.

11.4.6. Assignee Bound by this Agreement. An Assignee shall be bound by the assigned

terms and conditions of this Agreement.

Binding Effect. Except as otherwise specified in this Agreement, this Agreement shall be

binding upon the Parties and their respective Successors, as well as all other persons or entities

acquiring all or any portion of the Project, any lot, parcel or any portion thereof within the
Property, or any interest therein, whether by sale, operation of law, devise, or in any manner
whatsoever.
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11.6.

11.7.

11.8.

11.9.

11.10.

11.11.

11.12.

11.13.

11.14.

11.15.

11.16.

No Waiver. Failure of any Party hereto to exercise any right hereunder shall not be deemed a
waiver of any such right and shall not affect the right of such Party to exercise at some future
date any such right or any other right it may have unless the Party has waived the right in writing.

Severability. If any provision of this Agreement is held by a court of competent jurisdiction to
be invalid for any reason, the parties consider and intend that this Agreement shall be deemed
amended to the extent necessary to make it consistent with such decision and the balance of
this Agreement shall remain in full force and affect.

Appointment of Representatives. To further the commitment of the parties to cooperate inthe

implementation of this Agreement, the County and Master Developer each shall designate and

appoint a representative to act as a liaison between the County and its various departments and

the Master Developer. The initial representative for the County shall be the Planning Division

Director and the initial representative for Master Developer shall be the presiding member of
The parties may change their designated representatives by Notice.

Mutual Drafting. Each Party has participated in negotiating and drafting this Agreement and
therefore no provision of this Agreement shall be construed for or against either Party based on
which Party drafted any particular portion of this Agreement.

Utah Law. This Agreement is entered into under the laws of the State of Utah, and the Parties
hereto intend that Utah law shall apply to the interpretation hereof.

Authority. Each Party represents and warrants that it has the respective power and authority,
and is duly authorized, to enter into this Agreement on the terms and conditions herein stated,
and to execute, deliver and perform its obligations under this Agreement.

Duty to Act Reasonably and in Good Faith. Unless otherwise expressly provided, each Party
shall act reasonably in giving consent, approval, or taking any other action under this
Agreement. The Parties agree that each of them shall at all times act in good faith in order to
carry out the terms of this Agreement and each of them covenants that it will not at any time
voluntarily engage in any actions which frustrate the purpose and intent of the Parties to develop
the Project in conformity with the terms and conditions specified in this Agreement.

Communication and Coordination. The Parties understand and agree that the process
described in this Agreement depends upon timely and open communication and cooperation
between the Parties. The Parties agree to use best efforts to communicate regarding issues,
changes, or problems that arise in the performance of the rights, duties and obligations
hereunder as early as possible in the process, and not wait for explicit due dates or deadlines.
Each Party agrees to work cooperatively and in good faith toward resolution of any such issues.

Force Majeure. Any prevention, delay or stoppage of the performance of any obligation under
this Agreement which is due to strikes, labor disputes, inability to obtain labor, materials,
equipment or reasonable substitutes therefor; acts of nature, governmental restrictions,
regulations or controls, judicial orders, enemy or hostile government actions, wars, civil
commotions, fires or other casualties or other causes beyond the reasonable control of the Party
obligated to perform hereunder shall excuse performance of the obligation by that Party for a
period equal to the duration of that prevention, delay or stoppage.

Incorporation of Recitals and Introductory Paragraph. The Recitals contained in this
Agreement, and the introductory paragraph preceding the Recitals, are hereby incorporated into
this Agreement as if fully set forth herein.

Subjection and Subordination. Each person or entity that holds any beneficial, equitable, or
other interest or encumbrances in all or any portion of Project at any time hereby automatically,
and without the need for any further documentation or consent, subjects and subordinates such
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interests and encumbrances to this Agreement and all amendments hereof. Each such person
or entity agrees to provide written evidence of that subjection and subordination within 15 days
following a written request for the same from, and in a form reasonably satisfactory to Master
Developer or the County

11.17. Severability. If any term or provision of this Agreement, or the application of any term or
provision of this Agreement to a particular situation, is held by a court of competent jurisdiction
to be invalid, void or unenforceable, the remaining terms and provisions of this Agreement, or
the application of this Agreement to other situations, shall continue in full force and effect unless
amended or modified by mutual consent of the Parties.

11.18. Other Necessary Acts. Each of the Parties shall execute and deliver to the other any further
instruments and documents as may be reasonably necessary to carry out the objectives and
intent of this Agreement.

11.19. Agreement Recordation Deadline. This agreement and its associated rezone shall be
considered abandoned and become null and void if not presented to the County for recordation
within one year of the Approval Date.

12. Notices.

12.1. Written Notice. Any notice, demand, or other communication ("Notice") given under this
Agreement shall be in writing and given personally or by registered or certified mail (return
receipt requested). A courtesy copy of the Notice may be sent by facsimile transmission or
email.

12.2. Addresses. Notices shall be given to the Parties at their addresses set forth as follows in this
Section.

If to the County:

Weber County Commission
2380 Washington Blvd, Ste #360
Ogden, UT 84401
With copies to:

Weber County Attorney
2380 Washington BLVD, Ste. #230
Ogden, UT 84401
Weber County Planning Director
2380 Washington BLVD, Ste. #240
Ogden, UT 84401
If to Master Developer:

12.3. Effectiveness Of Notice. Except as otherwise provided in this Agreement, each Notice shall

be effective and shall be deemed delivered on the earlier of;
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12.3.1.

12.3.2.

12.3.3.

Physical Delivery. Its actual receipt, if delivered personally, by courier service, or by
facsimile provided that a copy of the facsimile Notice is mailed or personally delivered
as set forth herein on the same day and the sending Party has confirmation of
transmission receipt of the Notice).

Electronic Delivery. Its actual receipt if delivered electronically by email provided that
a copy of the email is printed out in physical form and mailed or personally delivered as
set forth herein on the same day and the sending Party has an electronic receipt of the
delivery of the Notice

Mail Delivery. On the day the Notice is postmarked for mailing, postage prepaid, by
First Class or Certified United States Mail and actually deposited in or delivered to the
United States Mail. Any Party may change its address for Notice under this Agreement
by giving written Notice to the other Party in accordance with the provisions of this
Section.

13. Default and Remedies.

Notice of Default. If Master Developer or a Subdeveloper or the County fails to perform their
respective obligations hereunder or to comply with the terms hereof, the Party believing that a
Default has occurred shall provide Notice to the other Party.

13.1.

13.2.

13.3.

13.1.1.

Contents of the Notice of Default. The Notice of Default shall:

13.1.1.1. Claim of Default. Specify the claimed event of Default, including the
approximate date of when the event is determined to have begun;

13.1.1.2. Identification of Provisions. Identify with particularity the provisions of
any applicable law, rule, regulation or provision of this Agreement that is
claimed to be in Default;

13.1.1.3.  Specify Materiality. Identify why the Default is claimed to be material; and

13.1.1.4. Optional Proposed Cure. If the County chooses, in its discretion, propose
a method and time for curing the Default which shall be of no less than sixty

(60) days duration.

Dispute Resolution Process.

13.2.1.

13.2.2.

Conference. In the event of any dispute relating to this Agreement, the Parties, upon
the request of either Party, shall meet within fourteen (14) calendar days to confer and
seek to resolve the dispute ("Conference"). The Conference shall be attended by the
following parties: (a) the County shall send department director(s) and County
employees and contractors with information relating to the dispute, and (b) Master
Developer shall send Master Developer's representative and any consultant(s) with
technical information or expertise related to the dispute. The Parties shall, in good faith,
endeavor to resolve their disputes through the Conference.

Mediation. If this Conference process does not resolve the dispute within the 7-day
Conference period, the Parties shall in good faith submit the matter to mediation. The
Parties shall send the same types of representatives to mediation as specified for the
"Conference" process. The mediation shall take place within forty-five (45) days of the
Parties submitting the dispute to mediation. If the dispute is not able to be resolved
through the mediation process in the 45-day period, the Parties may pursue their legal
remedies in accordance with Utah and local law.

Remedies. If the parties are not able to resolve the Default by "Meet and Confer" then the
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parties may have the following remedies:

13.3.1. Code Enforcement. The Master Developer's failure to comply with this agreement
constitutes a violation of the Land Use Code of Weber County, and is subject to the
enforcement provisions and remedies thereof.

13.3.2. Legal Remedies. The rights and remedies available at law and in equity, including
injunctive relief and specific performance, but not damages.

13.3.3. Enforcement of Security. The right to draw on any security posted or provided in
connection with the Project and relating to remedying of the particular Default.

13.3.4. Withholding Further Development Approvals. The right to withhold all further
reviews, approvals, licenses, Building Permits and/or other permits for development of
the Project in the case of a Default by Master Developer until the Default has been
cured.

13.3.5. Extended Cure Period. If any Default cannot be reasonably cured within sixty days,
then such cure period shall be extended so long as the defaulting Party can provide
evidence that it is pursuing a cure with reasonable diligence.

13.3.6. Cumulative Rights. The rights and remedies set forth herein shall be cumulative.

13.4. Venue. Any action to enforce this Agreement shall be brought only in the Second Judicial District
Court for the State of Utah, Weber County.

14. Entire Agreement.

This Agreement, together with all exhibits hereto, constitutes the entire Agreement between the Parties with
respect to the subject matter of this Agreement. This Agreement is specifically intended by the Parties to
supersede all prior agreements between them or recorded to the property, whether written or oral.

15. Covenants Running with the Land

The provisions of this Agreement shall constitute real covenants, contract and property rights, and equitable
servitudes, which shall run with all of the land subject to this Agreement. Notwithstanding anything in this
Agreement to the contrary, the owners of individual units or lots, as opposed to Subdivided plats or Parcels,
in the Project shall (1) only be subject to the burdens of this Agreement to the extent applicable to their
particular unit or lot; and (2) have no right to bring any action under this Agreement as a third-party
beneficiary or otherwise.

16. Counterparts.

This Agreement may be executed in several counterparts and all so executed shall constitute one agreement
binding on all the Parties, notwithstanding that each of the Parties are not signatory to the original or the
same counterpart. Further, executed copies of this Agreement delivered by facsimile or by e-mail shall be
deemed originally signed copies of this Agreement.

IN WITNESS HEREOF, the Parties hereto, having been duly authorized, have executed this
Agreement.
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(Signatures on following pages)
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SIGNATURES

“County”
Weber County, a body corporate and politic of the State of Utah

Signed by: on;

Commission Chair Signature Date

Commission Approval Date:;

Approval Date
(as defined in this Agreement)

ATTEST:

Ricky D. Hatch, CPA
Weber County Clerk/Auditor
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“Master Developer”

By:

Print Name:

Title:

DATE:

Master Developer Acknowledgment

, 20__, personally appeared before me

State of Utah )
)ss.
County of Davis )
On the day of
the of

, who being by me duly sworn, did say that he is

, a limited liability

company, and that the foregoing instrument was signed in behalf of said limited liability company by authority
of its members or its articles of organization; and said person acknowledged to me that said limited liability

company executed the same.

My Commission Expires:
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“Owner”

By:
Print Name:
Title:

DATE:

Owner Acknowledgment

State of Utah )
)ss.
County of Davis )
On the day of . 20__, personally appeared before me
, who being by me duly sworn, did say that he is
the of , a limited liability

company, and that the foregoing instrument was signed in behalf of said limited liability company by authority
of its members or its articles of organization; and said person acknowledged to me that said limited liability
company executed the same.

My Commission Expires: Notary Public, residing in
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Exhibit A — Property Legal Description
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Exhibit B — Property Graphic Depiction
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Exhibit C — Concept Plan

The following illustration represents the conceptual configuration of the project. The Parties understand
that de minimis deviations from this configuration may be allowed to better consider actual site
conditions, pursuant to Section 9.4 of this Agreement. Any conflict contained within this agreement
shall be interpreted to apply the stricter requirement. Master Developer agrees that any omission of
required information shall be interpreted in a manner best suited to benefit the general public, as
determined by the County, regardless of how it may affect the Project.

Requirements of a concept plan. A concept plan shall comply with the following. The final
agreement should replace this text box with the concept plan.

Survey. The surveyed boundary lines of the Property and, if multiple zones, the boundaries
of the zones, showing measured and/or recorded bearings, distances, and other controlling
data with ties to section corners. Survey boundaries shall match the legal description(s) of
Exhibit A — Property Legal Description.

Street and Pathway Layout and Configuration.

o Connectivity Plan. Conceptually illustrate the Project streets and how they align or
connect to eachother and to other streets on the perimeter of the Project. Also include
in dashed lines a concept for how streets might align or connect with other streets
outside of the Property.

o Street Labels. All streets shall be labeled accordingly.

= Minor Residential Streets shall be labeled with an “A.”
Major Residential Streets shall be labeled with a “B.”
Minor Collector Streets shall be labeled with a "C.”
Major Collector Streets shall be labeled with an “D.”
Minor Arterial Streets shall be labeled with an “E."
Major Arterial Streets shall be labeled with an “F.”
Public Park Open Space. Conceptually illustrate the Public Park Open Space acreage.

o Label and shade, in a unique hue of green, the acreage intended to be improved park.

o Label and shade, in a unique hue of green, the acreage intended to be natural park.

o Label and shade, in a unique hue of green, the acreage intended to be pathway right-
of-way.

o Provide an open space table that shows:

= Total Public Park Open Space acreage,

= |mproved park acreage;

= Natural park acreage;

= Pathway right-of-way acreage (except that acreage already counted within

improved or natural park area); and

= Linear feet of pathway that is not street-adjacent.
Lots. Conceptually illustrate the general configuration of lot area. Unless otherwise required
by the county, each lot or unit need not be illustrated, but rather each area that will contain
lots and the configuration thereof.
Other. Conceptually illustrate areas that are likely to be used for other purposes not specified
above, such as area for utilities, water reservoirs, lift stations, pump houses, etc.

40




Exhibit D — Associated Rezone Area
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Exhibit E — Street Cross Sections

Notes:
Each street may need ¥ width Project boundary variant.

Specified materials and thicknesses are typical and may be varied by County Engineer to
improve longevity due to atypical or unique site-specific characteristics.

Minor Residential Streets shall be labeled with an “A” on the Master Plan.

MINOR RESIDENTIAL

VEHICLE LANES: 2 (UNMARKED)

INTENDED SPEED: 25 MPH

SHOULDER: ON-STREET PARKING

BICYCLE FACILITIES: ON-STREET (UNMARKED)

CONTEXT: RESIDENTIAL STREETS WITH LIMITED LENGTH

. LOWEST EXPECTED SPEED AND VOLUME.
] ON-STREET PARKING TO SUPPORT EXISTING AND PLANNED ADJACENT LAND USES

. PRIVATE ACCESS EXPECTED.
DOES NOT PROVIDE SIGNIFICANT CONNECTIONS THROUGH NEIGHBORHOOD OR TO

GOLLECTOR OR ARTERIAL STREETS

NOTE: ROW AND PARKSTRIP WIOTHS SHALL BE INCREASED WHEN NECESSARY TO SUPPORT
THE SELECTED TREE SPECIES
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Major Residential Streets shall be labeled with a “B” on the Master Plan.

MAJOR RESIDENTIAL

VEHICLE LANES: 2

INTENDED SPEED: 25 MPH

SHOULDER: ON-STREET PARKING

BICYCLE FACILITIES: ON-STREET LANE SHARROW

CONTEXT: RESIDENTIAL STREETS THAT CONNECT NEIGHBORHOODS

LOWEST EXPECTED SPEED AND VOLUME

ON-STREET PARKING TO SUPPORT EXISTING AND PLAMNED ADJACENT LAND USES

PRIVATE ACGESS EXPECTED.

GENERALLY PROVIDES CONTINLIOUS ROUTE, THAT IS USUALLY GREATER THAN
1.300 FEET THROUGH NEIGHBORHOOD: OR CONNECTS A COLLEGTOR OR

ARTERIAL STREET 70 OTHER RESIDENTINL STREETS

NOTE: ROWAND 1DTHS SHALL BE WHEN NECESSARY TO
SUPPORT THE SELEGTED TREE SPECIES.

Minor Collector Streets shall be labeled with a “C” on the Master Plan.

[Select the applicable cross section that fits the context of the development. If multiples of
the same type will be used, be sure each have a corresponding identification on the Master
Plan]

Minor Arterial Streets shall be labeled with an “E” on the Master Plan and shall be
designed per the department of transportation specifications.

[Select the applicable cross section that fits the context of the development. If multiples of
the same type will be used, be sure each have a corresponding identification on the Master
Planj
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Exhibit F — Non-Street-Adjacent Pathway Cross Section

Notes:

County Engineer may require concrete instead of asphalt. If concrete, pathway joints shall be saw-cut. If
asphalt, both edges of the pathway shall be bounded by a concrete ribbon that is at least six inches wide
and 12 inches deep.

See County Code Section 106-2-1.020 for alternative right of way width standards.
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Exhibit G — Corridor Fence Design Examples




Exhibit H — Waterwise Yard Landscape Plan Requirements

The yard landscape plan shall be created by a landscape architect licensed in the State of Utah. The
architect shall certify that the plan is designed, using a combination of planting and watering methods, to
use 50 percent less outdoor water than expected for a typical residential lot in Weber County.

Weber Basin Water Conservancy District estimates the typical quarter-acre (10,890 square-foot) residential
lot has an expected outdoor water use of 0.38 acre feet (119,385 gallons) annually. This equates to
approximately 11.37 gallons per square foot of the total lot area (both landscaped area and non-landscaped
area). 50 percent less is 5.68 gallons per square-foot annually.

Thus, the yard landscape plan’s landscaping and watering methods shall be certified by the landscape
architect to allow no more than 5.68 gallons of water per square-foot of total lot area for each lot up to 10,890
square feet (up to 59,693 gallons). For lots greater than 10,890 square feet, the applicant’s architect shall
certify that the plan allows for no more than 59,693 total gallons of water per year. Care shall be taken to
reduce use of sprinklers where possible.
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Staff Report to the Western Weber Planning

Commission
Weber County Planning Division

7.8 s

Svynonei

Application Information
Application Request: ZTA2026-04, A public hearing and consideration regarding an application to amend
the Weber County Code pertaining to minimum setbacks in the F-1 (formerly the FR-
1) Zone, uses in the R3-A and R3-S (formerly FR-3) Zone, and proposed zoning text
amendments relating to minimum fencing requirements.

Applicant: Weber County
Agenda Date: Tuesday, July 7, 2026
File Number: ZTA2026-04
Staff Information
Report Presenter: Tammy Aydelotte, Planner

taydelotte@webercountyutah.gov
(801) 399-8794
Report Reviewer: CE

|Applicable Ordinances
APpplicanie Urainances

[See attached]

Legislative Decisions - | LAl rle S .
Decision on this item is a legislative action. When the Planning Commission is acting on a legislative item it is acting
as a recommending body to the County Commission. Legislative decisions have wide discretion. Examples of
legislative actions are general plan, zoning map, and land use code amendments. Typically, the criterion for
providing a recommendation on a legislative matter suggests a review for compatibility with the general plan and
existing ordinances.

In examining needed changes to ordinance, based upon existing and previous development applications, and
addressing direction from the County Commission, it has been determined that some adjustments to Weber County
Land Use Ordinance are needed.

With recent changes to the FR-3 Zone (now known as the R3-A Zone) as it pertains to areas around Powder
Mountain, a few of the uses previously permitted in the FR-3 Zone were inadvertently omitted with the last batch of
text changes. Staff is seeking to correct the omission and include these uses once again, making them specific to
the resort area.

In looking at the many legal, non-conforming parcels/structures in Ogden Canyon, and to better allow development
in Ogden Canyon, staff is seeking to adjust minimum setback requirements in the F-1 Zone, at specific direction
from the County Commission. In making these adjustments, property owners can more easily adjust existing
structures, and become less non-conforming, without having to go through the variance process.

Fencing requirements are being looked at as more developments are being built-out with smaller corner lots. Weber
County will still require a clear site triangle with the proposed changes; corner lot owners will be able to maximize
the side and rear yard area allowed to be behind a six-foot tall fence with the proposed changes, among other
fencing provisions intended to support use of paralleling sidewalks and pathways. A developer has identified a
challenge with compliance to the existing fencing requirements. Staff is proposing to clarify fencing standards to
more easily enforce them

The attached Exhibit A contains the amendments created through this effort.

.[. E I-“:-'_:'lﬁi'.:.'_;'_ nalysis

Policy Considerations:



Ordinance Amendments (See Exhibit A):

General Revisions:

Adjustments to setbacks and height requirements for those parcels in the F-1 Zone, located in Ogden Canyon.
Previously permitted residential uses are proposed to be added back into the FR-3 Zone (now the R-3A Zone).
Fencing requirements proposed include allowance for 6’ fencing anywhere on a corner lot, as long as a clear-view
site triangle is preserved and to require a minimum 2’ strip between proposed fencing and sidewalk, where fencing
is proposed along a right-of-way.

This proposal is provided in Exhibit A.

Setbacks and height requirements in the F-1 (formerly FR-1) Zone.

There are several draws to living in the Ogden Canyon area. Some of these include the existing natural and
recreational resources located in Ogden Canyon. Ogden Canyon Goal 1 addresses existing residential uses and
protection of natural and recreational uses in the Canyon. As ownership has changed and these residences have
become full-time homes, property owners are looking to renovate and expand the footprints of these small
structures. There are several dwellings in the canyon that are 100+ years old, and in need of rehabilitation.

With expanding buildable areas on these non-conforming lots, it could be argued that open space through the
Canyon will become less, development may become crowded, and the character and intent of the Ogden Canyon
Scenic Byway may be compromised, as newer development occurs.

With these applications for new land use permits, the implied limits with setbacks for a one-acre minimum lot size,
on a legal lot that does not conform to minimum lot area or width for the F-1 Zone (1 acre and 150 feet in width) can
be prohibitive in some cases, where the request to build is on a lot as small as 0.10 acre. As such, Approximately
16% of land use permit applications are submitted after requesting a variance from the Board of Adjustment. Of the
approximate 160 non-conforming parcels in Ogden Canyon owned by private property owners, 130 of these do not
access directly off Highway 39 (Ogden Canyon Road), and the majority of these lots do not conform to minimum lot
development standards for the F-1 Zone. To allow for continued revitalization of existing structures and encourage
new development (not additional density in the Canyon), a reduction in setbacks could more easily allow for fewer
delays of many of these applications to meet the setbacks, without the additional step of requesting a variance.

Ogden Canyon Goal 1: A goal of Weber County is to, in harmony with existing residential uses,
protect the historical, natural, and recreational resources in Ogden Canyon.

Ogden Canyon Principle 1.1: in harmony with existing residential uses. support the development and
improvement of recreational amenities in Ogden Canvon, such as trails, hiking and climbing routes,
access to the Ogden River, and public facilities like restrooms and picnic areas.

Ogden Canyon Implementation 1.1.1: Support creation of the Ogden Canyon Trail

Ogden Canyon Principle 1.2: Protect the unique historical. geological. and recreational features of Ogden
Canyon Protect the free flowing nature of the Ogden River and its channel and riparian areas.

Ogden Canyon Implementation 1 2.1: Work with UDOT and local landowners during the Ogden Caryon
Transportation Use Study to protect the historical. geologic. natural and recreational resources of
Ogden Canyon to the extent possible.

Ogden Canyen Implementation 1.2.2: Ensure that projects proposed for Ggden Carvan recognize its
importance as a historical, recreational visitor destination. and Ogden River Scenic Byway, and protect
the historic, cultural. recreational and natural resources of the Canyon.

Where Ogden Canyon is considered a gateway to the Ogden Valley, the need to update and allow for development
that will only enhance this scenic byway is becoming increasingly significant as development continues in Ogden
Valley, in preparation for the Winter Olympics in 2034.



A reduction in setbacks will maximize the buildable area for the property owners, allowing for more appealing
opportunities for property owners in the renovation of existing structures. This revitalization will contribute to the
visual enhancement of the Ogden River Scenic Byway. This proposal allows for reduced setbacks only for those
lots whose direct access is not from Ogden Canyon Road. This proposal assists with Ogden Canyon
Implementation 1.2.1 in keeping development from further encroaching within areas where UDOT may seek to
expand Highway 39 in the future.

Gateways and states: “A goal of

Weber County is to protect the Valley's sense of
openness and rural character” The principles and
imptementation strategies of Goal 2 include
protection of agricultural activities and lands as
integral to the rural character of Ogden Valley.

Historically, the Ogden Canyon was developed as a summer home area, with smaller houses that were occupied
only seasonally. Some of the residential structures are older than 100 years old. As ownership of these lots change,
new owners are looking for more than a seasonal residence and are seeking to update, expand, and in some cases,
rebuild homes to better suit their needs.While the historic character may be as maintained through not allowing for
additional density, merely improving upon the current development rights already present, the current layout of the
Ogden Canyon area would be minimally changed or disturbed. While the Ogden Valley General Plan seems to lean
away from reduced setbacks in this area, because of the increased visual, spatial, and environmental impact in this
narrow, scenic area, the existing residential uses and the allowance of limited development (setback) flexibility may
be appropriate where it helps existing legal lots function reasonably without increasing density or compromising the
Canyon’s scenic, historic, natural, recreational, or transportation-related resources.The Planning Commission
should use their own policy judgement to decide whether you think the plan supports or opposes the idea.

Uses in the R3 (formerly FR-3) Zone.

The R3 Zone allows for attached residential dwellings (specifically, R3-A). These dwelling types primarily consist of
townhomes and can be a popular type of dwelling unit near resort development. . It would make sense to allow for
these uses, when not more than 1,000 feet from the DRR-1 Zone, as this would provide additional commercial and
recreating opportunities. The short-term rental uses (transient lodging, short-term rental, recreation lodge) that were
previously in the FR-3 Zone made sense as this zone was located adjacent to the DRR-1 Zone at the Powder
Mountain resort. With previous changes to ordinance, these uses were inadvertently left out as the FR-3 Zone
became the R3 Zone. As growth of residential units is trending towards more second homes, and short-term rentals,
the need to meet goals for recreational development opportunities includes allowance for short-term rentals in the
areas that are located in and around the existing resorts. The R3 (formerly FR-3) Zones in Ogden Valley are located
in two areas adjacent to the DRR-1 Zone that is the Powder Mountain resort. Resort development is supported by
the addition of Short-Term Rental, Recreation Lodge, and Transient Lodging uses in this zone that is surrounded
by the resort (DRR-1 Zone).

Parks and Recreation Goal 2: A goal of Weber County is to pursue Valley recreation expansion
by working with resort developers.

Parks and Recreation Principle 2.1: Weber County will continue to pursue recreational development
opportunities with existing and future recreation resorts in the Ogden Valley planning area. subject to the
provision of Land Use Principle 1.1, Future resort development should broaden the array of outdoor recreation

opportunities avaitable to both residents and visitors.

Ensuring these uses are inserted back into the zone when in proximity to resort areas will allow continued support
of the recreational opportunities that are vital to the character of the Ogden Valley.



Clarification and change to Fencing Ordinance.

With the number of zoning map amendments out in the Western Weber County area, come more specialized
developments with smaller lots, more trails and sidewalks (pedestrian connectivity). The desire by homeowners for
clearer fencing standards, and to allow for maximization of usable yard space has created a need to look at some
small adjustments/clarifications to fencing standards. As Weber County continues to work towards meeting
residential development goals as outlined in their General Plan, for a variety of housing types, there is a domino-
effect related to how these smaller lots are developed for residential use. One of these elements affected is location
and height of fencing permitted on residential lots. Proposed changes to these fencing standards are found in Exhibit
A.

Staff recommends that the Planning Commission consider the text included as Exhibit A and offer staff feedback
for additional consideration, if any. Alternatively, when/if the Planning Commission is comfortable with the proposal,

a positive recommendation should be passed to the County Commission.

vl
Lhis

The model motions herein are only intended to help the planning commissioners provide clear and decisive motions
for the record. Any specifics provided here are completely optional and voluntary. Some specifics, the inclusion of
which may or may not be desired by the motioner, are listed to help the planning commission recall previous points
of discussion that may help formulate a clear motion. Their inclusion here, or any omission of other previous points
of discussion, are not intended to be interpreted as steering the final decision.

Motion for positive recommendation

I move we forward a positive recommendation to the County Commission for File #ZTA2026-04, an application
to amend the Weber County Code to
as provided in Exhibit A.

| do so with the following findings:
Example findings:

1. The changes are supported by the Westem Weber General Plan.

2. The proposal serves as an instrument to further implement the vision, goals, and principles of the Western
Weber General Plan

3. The changes will enhance the general health and welfare of Western Weber residents.

4. [ add any other desired findings here J.

Motion for positive recommendation

I move we forward a positive recommendation to the County Commission for File #ZTA2026-04, an application
to amend the Weber County Code to )
as provided in Exhibit A,

Example of ways to format a motion with changes:

1. Example: In Section 104-12-3(f), remove short-term rentals as a permitted use.
2. Example: On line number [ __], it should read: [ desired edits here ]
3. Etc

| do so with the following findings:

Example findings:

1. The changes are supported by the Western Weber General Plan.
2. The proposal serves as an instrument to further implement the vision, goals, and principles of the Western
Weber General Plan



3. The changes will enhance the general health, safety, and welfare of Westem Weber residents.
4. [Example: allowing short-term rentals runs contrary to providing affordable long-term rental opportunities]
5 Ete

Motion to table:
| move we action on File #ZTA2026-04, an application to amend the Weber County Code to

as provided in Exhibit A, to | pProv ertain

Examples of reasons lo table:

Example: We have more time to review the proposal.

Example: Staff can get us more information on [ specify what is heeded from staff J.

Example: The applicant can get us more information on [__specify what is needed from the applicant __].
Example: More public noticing or outreach has occurred.

L add any other desired reason here J.

Motion to recommend denial:

| move we forward a recommendation for to the County Commission for File #2TA2026-04, an application
to amend the Weber County Code to ,

Examples findings for denial:

Example: The proposal is not adequately supported by the General Plan.

Example: The proposal is not supported by the general public.

Example: The proposal runs contrary to the health, safety, and welfare of the general public.
Example: The area is not yet ready for the proposed changes to be implemented.

[ add any other desired findings here ]

=XnipDis
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SECTIONEXHIBIT A: AMENDMENT. The Weber County Code is hereby amended as follows:
Part il Land Use Code

TITLE 104 Zones

Chapter 104-9 Forest Zones

Sec 104-9-5.040 Front Setbacks

“STANDARD F-1 F-3 F-5 F-10 F-40 SPECIAL REGULATIONS
Minimum for all 3615 4 foapz S0 feet!? 75 feet?2

buildings: feet’?

See Section 108-7-10 if lot abuts an arterial street or collector street.
2if a lot approved under a repealed cluster subdivision code, the minimum front setback shall be 20 feet.
Sec 104-9-5.050 Side Setbacks

«STANDARD F-1 F3 F-5 F-10 F-40 SPECIAL REGULATIONS
Minimum for all 20-10_ 12 40 feet'2
buildings: feet!.? SEAERS

1See Section 108-7-10 if lot abuts an arterial street or collector street.

2If a lot approved under a repealed cluster subdivision code, the minimum side setback shall be 5 feet,
except one foot for an accessory building that is at least 6 feet in the rear of the main building.

Sec 104-9-5.060 Rear Setbacks

FSTANDARD F-1 F-3 F-5 F-10 F-40 SPECIAL REGULATIONS
Minimum for all 30-15 -
buildings: feetl2 30 feet’?
Minimum for 10 feet!2
accessory building

See Section 108-7-10 if lot abuts an arterial streef or collector street.

2if a lot approved under a repealed cluster subdivision code, the minimum rear setback shall be 20 feet,
except one foot for an accessory building that is at least 6 feet in the rear of the main building.

Sec 104-9-5.070 Rear Setbacks
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STANDARD F-1 F-3 F-5 F-10 F-40 SPECIAL REGULATIONS

Minimum main

building height: 1 story
Maximum main 35 feet
building height:

Maximum accessory k
building height: 25-30 feet

23 1Except when governed otherwise by Section 108-7-16 large accessory buildings.

24 ...
25  Chapter 104-12 Residential Zones R1, R2, and R3

26

27

28 (a) Residential uses.

R1 R2 R3 SPECIAL REGULATIONS
.RESIDENTIAL USES
R1-15 R1-12 R1-10 R1-5 R3-A R3S

g;:’gz% ;'I;I‘::;p'a‘: ‘ See Section 108-7-11. No more
defined by Title 101, N N N N P P P L :,hearr: °2t4 dwelling units aliowed

Chapter 2.

Dwelling, single-

family. A single-family

 dweiling, as definedby © ¢ P P EEER N
Title 101, Chapter 2.

Dwelling, single-family

attached. A single- 4n the R2 zone, no more than
ifamily attached N N N N P P P ftwo dwelling units allowed per
dwelling, as defined by Aot.

Title 101, Chapter 2.

| Dwelling, two-family. A

-two-family dwelling, as 5

defined by Title 101, N N N N P P P iSee Section 104-124
Chapter 2.

Dwelling, three-famfly.

A three-family ’

dwelling, as defined by N N N N N P P |See Section 104-124
Title 101, Chapter 2.
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Chapter 108-7-3 Fencing Requirements
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Section 108-7-7. and all other applicable provisions of this Land Use Code. Except as expressly provided in this
section, the most restrictive applicabl ision shall control

(b) Walls, Fences, and Hedges Generally.
{11 Pedestrian-facility separation. A wall, fence or hedge greater than three feet in height shall not be

ocated within f a sidewalk, pathway, trail, pedestri Ikway, or similar facility intended for I

or common pedestrian travel, The separation shall be measured horizontally fram the nearest above-grade
portion of the wall, fence. or hedge to the nearest edge of the pedestrian facility. A hedge shall be

maintained so that its outer edge does not encroach into the reguire ion
ight. A wall, fence, or hedge shall no four feet in height within the mini ired front
setback area for the ot and shall not exceed six feet in height in all other areas not within the front setback
area for the |t unless a greater height is expressly allowed by this section or another provision of this Land
Use Code.
(¢} Wall, Fence, or Hedge atop Retaining Walls.

(1) A fence, wall, or hedge on top of a retaining wall protecting a cut below natural grade shall not exceed
the height allowed at that location if the retaining wall did not exist,

21 The height of a retaining wall containing fill unt toward the maximum height allowed for a fence

wall, or hedge at that location, except that a protective fence or wall not exceeding four feet in height may
be located on top of the retaining wall.

{d) Sport Court Fences. A fence for a tennis court. sport court. or similar recreational use shall not exceed 12 feet
in height, shall comply with the accessory-building setbacks of the zone in which it is located. Any portion of the

fence that exceeds six feet in height shall be constructed of open-mesh fencing or sport netting that is at least 80
percent open when viewed perpendicular to the fence. Slats, panels, fabric screening, privacy : mesh, gr other
materials that crea id or s ially solid fence are ibi ix feet in heigh
(e) State-Required Fences. This section does not apply to a fence required by state law to surround or enclose a
ic utility substation or ic school,
n Canyon. In the Ogden Canyon, a fence greater than four feet in height shall located within 50

feet of the centerline of Highway 39.
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Staff Report to the Weber County Planning Commission

Weber County Planning Division

VI iz,

Synopsis

Application Information

Application Request: A request for preliminary approval of the Longhorn East Subdivision. A residential
development consisting of 208 lots.

Type of Decision: Administrative

Agenda Date: Tuesday, July 07, 2026

Applicant: Pat Burns

File Number: LVLO51926

Approximate Address: 7100 W 700 S

Project Area: 64.2 acres

Zoning: Residential (R1-15)

Existing Land Use: Vacant

Proposed Land Use: Residential

Parcel ID: 10-036-0068

Township, Range, Section: T6N, R3W, Section 14

Adjacent Land Use
North: Vacant South:  Agricultural
East: Residential/Agricultural Waest: Residential
Staff Information

Report Presenter: Felix Lleverino
flleverino@co.weber.ut.us
801-399-8767

Report Reviewer: TA

T ¥ YR o
Applicable Urdinances

= Title 104, Chapter 12 Residential (R1-15)

= Title 106, Subdivisions

=  Rezone Ordinance #2026-07

= Meibos Zoning Development Agreement, Longhorn East

|Development Hi:

The Meibos Zoning Development Agreement was approved for a zoning map amendment by the County Commission on
March 17, 2026.

A development agreement between Weber County and the developer is recorded on title under entry number 3413670.
A request for preliminary subdivision approval was considered by the Western Weber Planning Commission on July 7, 2026.
[ BACKETO nd and ".ful'.'|.':|=i_ ry

The developer, Mr. Pat Burns, is requesting preliminary approval to subdivide a 64.2-acre parcel into 208 single-family
residential lots. The residential lots range in size from 6,000 to 24,000 square feet. This residential development includes
storm-water detention, pressurized irrigation water delivery, public pathways, and a 7.5-acre public park. The streets and
pathways throughout the development are designed to satisfy the connectivity requirements of the development agreement
concept plan and Section 106-2-1.020, which will result in efficient pedestrian and cycling mobility. This plan was designed
around the Future Streets and Transit Plan of the Weber County General Plan shown in Exhibit E.

Following preliminary approval from the planning commission, this development proposal will need to satisfy the preliminary
conditions and the standards from the development agreement before being presented to the planning director for final
approval. The developer is also aware that before the recordation of any phase within the Longhorn Estates development is
recorded, the planning division requires the satisfactory completion of infrastructure, as specified in the Longhorn Estates
Development Agreement, for the Vaquero Village Cluster Subdivision.



General Plan: This proposal conforms to the Weber County General Plan by preserving open spaces and rural qualities (see
page 1-7).

Zoning: The property is located in the R1-15 Zone. The purpose of this zone is stated in the LUC §104-12,

The purpose of the R1 zone is to provide regulated areas for single-family dwelling uses at four different low-to-
medium density levels. The R1 zone includes the R1-15, R1-12, R1-10, and R1-5 zones. Any R-1-12 and R-1-10
zones shown on the zoning map or elsewhere in the Land Use Code are references to the R1-12 and R1-10 zones,
respectively.

Each lot meets the zoning requirement of 6,000 square feet minimum and 60 feet of lot width.

Open Space: Public pathway corridors and the dedication of 7.5 acres of public park are designed to complement
the existing West Warren Park. A 10-foot pathway on 7100 West Street will tie with the improvements within the
Longhorn development. The development agreement specifies that one acre of park space is dedicated to Weber
County or the park district for every 35 lots. This Longhorn East plan satisfies the acreage and parking requirements.

Natural Hazards: A Geotechnical Investigation by Christensen Geotechnical, dated September 15 2024, with Project Number
145-026, provides valuable information regarding soil types, site grading, soil removal, structural fill, compaction, and types
and severity of hazards present on the property. Pages 7 through 11 address earthwork, foundations, estimated settlement,
lateral earth pressures, concrete slab on grade construction, moisture protection and surface drainage, and pavement design.
The developer shall provide a design verification letter indicating that the subdivision improvements are done in accordance
with the geotechnical study.

Secondary Egress: The Developer of the Longhorn East Subdivision shall provide for secondary egress with the development
of Phase 1 50 as not to exceed the maximum of 30 lots from a temporary terminal street. As more phases commence
development, the Developer shall install an additional secondary egress in order to abide by Section 106-2-2.040 Terminal

Streets.

The through street connecting 7100 West to 6700 West will be completed with Phase 1; the additional 4 phases will be looped
back to this through street in a fashion to avoid secondary egress issues. The developer agrees to this requirement and will
make the needed improvements in concert with the Phase 1 development.

Traffic Study: At the rezone stage, the developer was required to provide a traffic impact study. The study prepared by Reeve
and Associates is complete to address the roadways, intersections, traffic generation, and existing road conditions that will
be impacted by the Longhorn development and the public park. The Introduction and Executive Summary list the following:

1. A deceleration lane is recommended for the right-turn movements onto 7100 West from the westbound traffic on

900 South.
2. Restriping of the two-way left-turn lane for eastbound traffic on 900 South for a dedicated left-turn lane onto 7100

West.
3. The widening of 6700 West to accommodate future growth.

Offsite Improvements: Improvements to 6700 West Street to the intersection of 900 South Street are included with the
construction plan. See pages 11, 33, and 34 of Exhibit F.

Section 8.9.2.7 requires a pathway parallel to the Warren Canal. A conversation with Mr leff Hale from the Warren
Irrigation Company indicates that the board would entertain the placement of a public pathway on top of the canal levee.
The developer would be responsible for the construction of the pathway in the location specified by the Irrigation
Company. If the Warren Irrigation Company does not allow a pathway on top of the levee, the pathway shall be buiit along
the north edge of the subdivision boundary.

Flood Zone: This parcel is within a Zone X flood area and determined to be outside the 500-year flood risk.

Culinary Water: West Warren-Warren Water Improvement District has provided a letter stating that water is available for the
Longhorn East upon meeting their conditions:

The land must be annexed into the District boundaries.

A letter from the Fire District for a fire flow test

Proof of access to secondary water with the appropriate acre-feet for the development
Proof of a functioning secondary water system



e Impact fees paid to Weber Basin Water
e  All remaining fees paid to the District

The items above are stated in the preliminary will-serve; the District will require additional work including fees and
inspections following preliminary approval and before final approval is granted.

Secondary Water: The developer has provided an acknowledgement letter confirming that Pineview Water District may serve
this property through the Weber Box Elder Conservation District. The property is not currently within the secondary water
district; however, after approval from the Board of Directors, payment of all required fees, and the provision of sufficient
water shares are complete, the District will take ownership and responsibility for the maintenance and operation of the
irrigation pond and system, thereby becoming the water provider for Vaquero Village, Longhorn Estates, and Longhorn East
Subdivisions.

The developer possesses 20 Class A shares of Warren Irrigation water shares. 15 of those shares are used to provide irrigation
water to Phase 1 of Vaquero Village, Longhorn Estates, and Longhorn East. The planning staff requires that the developer
enter into a covenant that will require sufficient irrigation water for the entire development, that the water rights will not be
disposed of except to lots within the subdivision, and that the rights will be transferred at no cost.

Sewer: A will-serve letter from the Central Weber Sewer Improvement District (CWSID) states that the District has the capacity
to treat sanitary sewer flow from this subdivision. The letter attached in Exhibit C contains conditions that must be satisfied.
The entire parcel of property to be served must be annexed into the Central Weber Sewer Improvement District prior to any
sewer connections. The developer is responsible for coordinating directly with the Promontory Commerce Center Public
Infrastructure District regarding the construction schedule and available capacity. The Little Mountain Sewer District and the
Central Weber Sewer District require annexation because LMSA will service the conveyance, and the CWSID will provide the
treatment.

Review Agencies: The Planning Division has several review comments that will be addressed with plan amendments and will
be addressed before final approval is granted. The primary concern from the Weber County Fire District relates to turn-
arounds, cul-de-sac diameter, and fire hydrant location. Weber County Surveying is recommending preliminary approval with
further comments expected upon final subdivision review. Weber County Engineering has posted preliminary application
review comments regarding an updated sewer will-serve letter and off-site sewer plans. The planning staff is expecting more
preliminary review comments that will be addressed before considering final subdivision plat approval.



Staff recommends preliminary approval of the Longhorn East Subdivision, consisting of 208 lots. This recommendation is
based on the following conditions:

1.
2.
3.

&

©® N oW

Requirements from the water and sewer districts are satisfied.

Annexation into the service provider districts is complete before the subdivision plat is recorded.

Pineview Water Systems or Weber-Box Elder Conservation District accepts ownership and maintenance of the
secondary water system before final subdivision is granted.

The developer will coordinate with the Promontory Commerce Center Public Infrastructure District regarding the
construction schedule and available capacity.

Update all construction plans and cost estimate to include canal pathway and park.

All county agency preliminary review comments are satisfied.

Standards from the development agreement are satisfied.

The Vaquero Village Cluster Subdivision plat is amended before the first phase of Longhorn East is recorded.

All improvements in Vaquero Village Subdivision are complete or escrowed before the first phase of Longhorn

East is recorded.

This recommendation is based on the following findings:

1.
2.

The proposed subdivision complies with Weber County General Plan.
The proposed subdivision complies with the applicable County codes.



Longhorn East phasing plan

Letter from West Warren Water (Culinary)

Letter from Weber Box-Elder Conservation District (Secondary)

Little Mountain Sewer District and Central Weber Sewer District will-serve letter
Connectivity plan

Construction plan

nTmoo e



Longhorn East 208 lots
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Weber County, Utah

THESE PLANS AND SPECFICATIONS ART THE PROPEXTY OF REEVE & ASSOCWIES, INC, 3160 S. 1500 W. RVERDALE, UTAH 84403, AND SHALL NOT BE PHOVOCOPED, RE-DMMEK, OR LISED OM AHY PROECT OTHER THAN THE PROECT SPECFICALLY DESIGNED FOR, WKTHOUT THER WRITTEN PCRMSSION. THE ORNERS AMD ENGINETRS OF REEVE & ASSOCMTES, BAC. OISCIAM ANY LINNLITY FOR ANY CHANGES OR WODFICATIONS MAOE TO THESE PLANS OR THE DESIGN THEREON WITHOUT THER DORSENT.




Woest Warren-Warren Water Improvement District
1561 S. 7600 W,
Ogden, UT 84404
801-269-7614
wastwarrentwir@gmall.com

November 6, 2025

To Whom it May Concern:

RE: UPDATED WATER AVAILABILITY LETTER FOR Longhom East c/oLyn Construction

This proposed developmentis located &t North-East of 7100 W 900 S. In West Warren, Weber County, Utah Itis proposed to
have 208 residences. The West Warren-Warren Water improvement District (hereafter the District) does have culinary water
available for this proposed development. Secondary water for this development will be provided with shares from Warren

Irrigation.

This letter is only to state that the above-mentioned project Is in the boundarles of the District and water may only be made
avallable if the following conditions are met. This letter is the first of two latters that will be Issued for this development When
these and any necessary additional conditions are met, the District may Issue the Will-Serve Letter.

Conditions for a Will-Serve Letter to be issued:

The land must be annexed into the District’s taxabls boundaries, it not done already, =

Alstter from the Fire District stating that a flow test s riot required, will need to be provided to the Dlstrict as
soon as posslble

Proof of access to secondary water and engineered calculations to prove sufficlent shares, time, etc, to
produce sufficient acre feet for the development.

A plan for Installation of a functioning, pressurized, seco‘n_dary water dellvery systen, including an
engineered pond, for any subdivision over 2 lots, to be inspected and ap’proved by the WWWID board
chairman, prior to the delivery of any culinary water, including water for construction use. Préssuré '
requirements are a minimurn of 50 to'a maximum of 80 lbsp. '

The owner or contractor will need to furnish all materlals anhd labor to run the sarvice llne. The District will
furnish and place the water meter. All faterlals and workmanshlp must be In oompllance with and approved
by the District.

Tha Weber Basin Water Rights Impact Fee of $10,082,00 per proposed unit of service, must be pald prior to
receiving a Will-Serve Letter and prior to the commencemant of any davelopment or construction as well as
$100.00 fee for water for constructlon,

Allremaining fees according to the most current Dlstrlct fee schedule at the time a will-serve letter is
approved, must be paid to the District before culinary water services may be made avallable. Be advised that
all fees are subject to change with future public hearings. :

Should you have clerical questions or comments, please contact the disttict clerk. Please direct questions regarding water

systems, materjals, etc., to (801-791-7388) Randy Glordano, Chalrman of the WWWID Board. This letter expires 1 year from
the day Itis issued.

Sincerely,

Murray, Clerk

7



N WEBER-BOX ELDER"
CONSERVATION DISTRICT

Water Service Availability Letter
June 1, 2026

West Weber City Planning
Re: Longhorn East Subdivision
Parcel #'s 10-036-0068

To Whom It May Concern:

This letter is to confirm that secondary (non-potable) irrigation water service may be available
to the property located at Approx 6100 W 700 S, West Weber, Utah through the Weber Box
Elder Conservation District. This determination will be made once we have reviewed the
subdivision improvement plans and completed the modeling process.

This property is not currently part of the secondary water district. Water service will be made
available upon completion of the inclusion process. This process includes approval of our Board
of Directors, payment of all required fees, and the provision of sufficient water shares to bring
the property into the water district.

Availability of water service is contingent upon meeting all applicable requirements and
standards.

This water availability letter shall remain valid for one (1) year from the date issued. The
District reserves the right to require an updated letter if significant development occurs, system
conditions change, or the District otherwise determines that an update is necessary.

Please contact me with any questions or concerns.

9@4_11, /TCZ)J\M?QAMA/

Sincerely,

Jacee Bingham
jbingham@pineviewwater.com
Assessment Clerk

Pineview Water Systems
801-622-4352

471 West 2" Street
Ogden, UT 84404
801-621-6555



LITTLE MOUNTAIN SERVICE AREA DISTRICT (LMSA)
WASTEWATER WILL-SERVE LETTER

Dear Mr. Burns, May 14, 2026

The Little Mountain Service Area (LMSA) is pleased to inform you that, based on your application and supporting documentation, LMSA
has the potential future capacity, capability, and authority to provide sewer conveyance services for the proposed project area located on
parcels #100360043, #100360066, #101770017, and #100350072.

This Will-Serve Letter confirms that the project area may obtain future access to the proposed LMSA regional wastewater transmission
system, including the future sewer transmission line and lift station located at or near 5900 West, subject to the following conditions and
requirements:
1. Availability of Services:
» Service availability is also contingent upon LMSA acquiring ownership and operational control of the constructed wastewater
infrastructure upon completion.
« Conveyance service availability shall remain subject to system capacity, operational capability, and LMSA authority at the time
of final connection application.
2. Engineering Plan and System Approval Requirements:
« Any proposed sewer conveyance design plans associated with this project area must be reviewed by LMSA's engineering firm
and approved by the Central Weber Sewer Improvement District Board prior to construction authorization or connection approval.
« Issuance of this Will-Serve Letter does not constitute authorization for construction, physical connection, or system
tie-in approval.
3. Petitioner Responsibilities:
« The petitioner is responsible for all associated user, impact, and connection fees.
« Costs for design, construction, maintenance, permitting, and installation of all lateral lines and associated infrastructure
necessary to connect to the future LMSA wastewater conveyance system shall be the petitioner's responsibility unless otherwise
agreed to in writing by LMSA.
« All wastewater conveyance activities, design, and construction must comply with applicable federal, state, and local regulations,
as well as LMSA policies, standards, and engineering requirements.
4. Request for Connection Application and Fees:
* Prior to any physical connection to the LMSA system, a formal Request for Connection application must be submitted and
approved.
+ All applicable connection fees and related charges must be paid in full prior to construction or tie-in to the system.
5. Service Agreement and Fee Structure:
« Prior to connecting to the LMSA system, an approved service agreement must be executed.
« A fee structure outlining all applicable costs, including connection fees, user rates, and other related charges, shall be
established and agreed upon prior to service activation.
6. Connection Application Review Process:
+ Applications are reviewed monthly during LMSA Board Meetings.
7. Connection Application Fee;
« A non-refundable application fee of $300.00 is due upon submission.
+ Please make checks payable to Little Mountain Service Area.



LITTLE MOUNTAIN SERVICE AREA DISTRICT (LMSA)
WASTEWATER WILL-SERVE LETTER

This Will-Serve Letter is valid for a period of twelve (12) months from the date of issuance and is contingent upon compliance with all

applicable requirements, approvals, and regulations. Failure to adhere to these conditions may result in revocation of future service
availability.

If you have any questions or require further information, please do not hesitate to contact me at 404.343.6746 or
srussell@sagedevelopmentgroup.com.

Lt

Stephanie Russell
LMSA Board and Project Manager



Central Weber Sewer mprovement Dis‘crict

March 4, 2026

Felix Llevernio
Weber County Planning Commission
2380 Washington Blvd #240, Ogden, UT 84401

SUBIJECT: Meibos
Sanitary Sewer Service
Will Serve Letter

Felix:

We have reviewed the request of Pat Burns to provide sanitary sewer treatment services to the
subdivision called Meibos comprising 208 residential lots located at approximate address 6700 West 691
South, Weber County. We offer the following comments regarding Central Weber providing sanitary
sewer service.

1. At this time, Central Weber Sewer Improvement District (District) has the capacity to treat the
sanitary sewer flow from this subdivision. Inasmuch as the system demand continuously changes
with growth, this assessment is valid for three (3) years from the date issued on this letter.

2. If any connection is made directly into the District’s facilities the connection must be constructed in
accordance with District standards and must be inspected by the District while the work is being
done. A minimum of 48-hour notice for inspection shall be given to the District prior to any work
associated with the connection.

3. Central Weber Sewer Improvement District is a wholesale wastewater treatment provider to
Weber County. Connection to the sewer system must be through a retail provider, which we
understand to be Weber County. The District will not take responsibility for the condition,
ownership or maintenance of the proposed sanitary sewer lines (gravity or pressure) or system that
will be installed to serve this subdivision.

4. We understand the intent of the developer is to connect to facilities currently planned by the
Promontory Commerce Center Public Infrastructure Districts. Central Weber Sewer Improvement
District is not responsible for the construction of these facilities and you are advised to coordinate
directly with the Promontory Commerce Center Public Infrastructure Districts regarding the
construction schedule and available capacity.

2618 Waw Pion. i Roa Og UT 84404 Page 1 of 2



7.

Central Weber Sewer mprovement District

The connection of any sump pumps (or similar type pumps) to the sanitary sewer system is
prohibited during or after construction. The District’s Wastewater Control Rules and Regulations
state:

Prohibited Discharge into Sanitary Sewer. No person shall discharge or cause or make a connection
which would allow to be discharged any storm water, surface water, groundwater, roof water
runoff or subsurface drainage to any sanitary sewer. Maximum of 500 gallons per day discharge per
unit.

The entire parcel of property to be served must be annexed into the Central Weber Sewer
Improvement District prior to any sewer service connection or connection to the District’s
facilities. This annexation must be complete before the sale of any lots in the subdivision.
Annexation into the District is permitted by the District’s Board of Trustees. This will serve letter
is a statement of available capacity and does not guarantee board approval of annexation.

Impact fees must be paid no later than the issuance of any building permits.

If you have any further questions or need additional information, please let us know.

Sincerely,

Claylon Marriott

Clay Marriott

Project Manager

CC:

Chad Meyerhoffer, Weber County
Kevin Hall, Central Weber Sewer
Paige Spencer Central Weber Sewer
Pat Burns

2618 W. . Pion a Og. en, UT 84404 Page 2 of 2
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Staff Report to the Weber County Planning Commission
Weber County Planning Division

/ >

5y |||:1."|"\-
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-'A'pplicatio‘n lﬁf&rmation '

Application Request: Consideration and action on a request for preliminary approval of the Riverbend Farms
Cluster Subdivision Phase 1 First Amendment, to relocate open space and plat a ten lot
subdivision over a 3.7 acre parcel located on the corner of 900 South Street and 3600 West

Street.
Agenda Date: Tuesday, July 07, 2026
Applicant: Joseph Herring
File Number: LVR061626

Property Information

Approximate Address: 900 S 3600 W

Project Area: 6.7 acres

Zoning: Agricultural A-1 and A-2
Existing Land Use: Vacant/Cluster Open Space
Proposed Land Use: Residential/ Agricultural
Parcel ID: 15-823-0049, 15-043-0097

Township, Range, Section: T2N, R2W, Sections 15 and 16
Adjacent Land Use

North: Residential/Agricultural South:  Residential/Agricultural
East: Residential West: Hooper Irrigation Co.

Staff Information

Report Presenter: Felix Lleverino
flleverino@webercountyutah.gov
801-399-8767

Report Reviewer: TA

licable Ordinances

= Title 101, Chapter 1 General Provisions, Section 7, Definitions
= Title 104, Chapter 2 Agricultural Zones
= Title 108, Chapter 3 Cluster Subdivisions

This is a request for preliminary subdivision approval of an amendment to Riverbend Farms Cluster Subdivision Phase 1. The
original cluster subdivision plan was approved with 72.2 aces gross acres. After deducting for roads, the net developable
area is 62.13 acres. The cluster code was written to preserve at least 30% of the net developable open space in the
Agricultural A-1 and A-2 zones. This plan preserved 64 percent open space.

The process for a cluster subdivision proposal begins with a sketch plan endorsement from the planning commission before
review of a preliminary subdivision application. The cluster subdivision ordinance is now repealed, as May 26, 2026, under
Ordinance Number 2026-06. So the planning division, under the direction of the county attorney, recommends that the
planning commission remain the approval body for this cluster subdivision amendment. The County Commission will be the
approval body for the relocation of the open space since the original cluster subdivision dedicated an open easement over
all of the common area and agricultural parcels. The planning division will create a resolution to be approved by the County
Commission, which will allow for the relocation of the open space, while the amended subdivision plat will serve as the
legal document memorializing the amendment. The Planning Director will remain the land use authority for final
Subdivision approval.



General Plan: With conditions stated in the Staff Recommendation. This proposal does not conflict with the Weber County
General Plan as it relates to residential development and open space preservation along the Weber River Corridor.

Zoning: The property is located within the A-1 and A-2 Zones. The purpose of these zones is stated in the LUC §104-2.

a) The A-1Zone s an agricultural zone and a low-density rural residential zone. The purpose of the A-1Zone is to:
1. Designate low-intensity farm areas, which are anticipated to develop in a rural residential development
pattern;
2. Set up guidelines to continue agricultural pursuits, including the keeping of farm animals; and
3. Direct orderly low-density residential development in a continuing rural environment.
b) The A-2 Zone is both an agricultural zone and a low-density rural residential zone. The purpose of the A-2 Zone is to
designate moderate-intensity farming areas where agricultural pursuits and the rural environment should be
promoted and preserved where possible.

Site Development Standards: The minimum lot size for lots within a cluster subdivision in the A-1 and A-2 Zones is 60 wide
and 9000 sq. ft. in area. All lots within this development meet or exceed the minimum requirement.

Bonus Density: The following table provides area calculations for the entire development, including the land area of the
proposed amendment:

Gross Acreage Area deducted for Net developable Open Space Percentage of Open
roads Area Space

78.944 10.415 68.529 43.047 62%

The Riverbend Farms Cluster Subdivision Phase 1 contains a total of 48 lots; with the inclusion of more land, Phase 1 will
have a total of 58 lots.

Weber County Code requires that each phase preserve the appropriate amount of open space. With the inclusion of the
3.02 acres, Phase 1 is preserving 54% open space. Since this development was granted a 50% bonus density, the following
criteria must be met:

1. Provide a minimum 50 percent open space of the net developable acreage, as defined in section 101-1-7.

2. Provide one street tree of at least two-inch caliper, from a species list as determined by county policy, every 50
feet on both sides of each street within the subdivision boundaries. In the event infrastructure or a driveway
approach makes a tree's placement impossible, that tree shall be located as close to the 50-foot spacing as
otherwise reasonably possible, provided compliance with the clear view triangle as defined in section 108-7-7.

3. Comply with all provisions of title 108, chapter 16: Ogden Valley Outdoor Lighting Ordinance, which is
incorporated by reference herein as applicable to a cluster subdivision in the Western Weber Planning Area that
receives bonus density. A note shall be placed on the final subdivision plat indicating this requirement.

Pathways: A ten-foot pathway along 900 South Street, 3600 West Street, and through the open space river corridor is
required

Open Space: The open space parcel that will be dedicated as a common area with an open easement dedicated to Weber
County has the potential to be held by the HOA with the option of being deeded to the park district for open space along the
river corridor, with a ten-foot pathway as intended by the Weber County General Plan. The planned ten lot subdivision will
be developed on land which is individually owned by Riverbend Farms LLC, a subsidiary of Nilson Land Development.

Flood Zone: This lot development parcel is within the 500-year floodplain area of the Weber River according to the April 12,
2021 Flood Insurance Rate Map FIRM.

Culinary Water: The preliminary will-serve letter from Taylor West Weber Water District is included. The District will provide
only culinary water to the Riverbend Amended 10-lot subdivision with the condition that a pressurized secondary water
system must be functional before final approval from the District is granted. The subdivision plan must include a signature
block for the Taylor West Weber Water District.

3600 West Street: The Street Master Plan for this area shows that 3600 West Street is planning Future Major Collector (100’
ROW). For this prupose the planning division is recommending elements:

1. The appropriate ROW dedication is made to 3600 West and 900 South



2. Driveway access from 3600 West is limited. The use of shared accesses is permitted under Section 106-2-2.050 (b)
and designed in accordance with 108-7-29.
3. Section 106-2-1.020 (d) (2) requires a ten foot pathway along all collector streets.

Sewer Services: Central Weber Sewer District has provided a will-serve letter stating that the District can serve this
development. The District will need to approve the connection plans and inspect the connection. The area proposed for lot
development is annexed into the district.

Review Agencies: The Weber County Planning and Engineering have submitted comments that will be addressed by a revised
subdivision plat and revised civil drawings. The County Surveyor’s office will submit comments regarding final subdivision plat
revisions. The Weber Fire District has posted its approval, further requirements will become necessary at the final stage of
the review process and at the time of building permits.

CraffDarnr TS TR e
sall recommendaanaons

Staff recommends preliminary approval of the Riverbend Farms Cluster Subdivision Phase 1 First Amendment. This
recommendation is based on all review agency requirements and upon the following conditions:

1. Developer shall provide a cost estimate for all subdivision improvements, including a 10’ open space common area
pathway along the river, a 10’ pathway on the north side of 300 South Street, a 10’ pathway on the west side of
3600 West Street, and street trees.

2. Developer shall provide final will-serve letters from the Hooper Irrigation Company and the Taylor West Weber

Water District before final subdivision approval.

The final subdivision plat shall include a signature block for Taylor West Weber Water District.

4. The final plan will show open space pathway dedication and shared access from properties fronting 3600 West
Street.

w

This recommendation is based on the following findings:

1. The proposed subdivision conforms to the Weber County General Plan.
2. The proposed subdivision complies with the applicable County codes.
3. The subdivision conforms to zoning and subdivision ordinances.

Riverbend Farms Cluster Subdivision Phase 1 First Amendment plat
Riverbend Farms Phase 1 plat (2023)

Civil Drawings (select pages)

Will serve letters

A.
B.
C
D.
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Central Weber Sewer mprove ment District

November 5, 2025

Steve Burton
Weber County Planning Commission
2380 Washington Blvd #240, Ogden, UT 84401

SUBIJECT: Riverbend Subdivision
Sanitary Sewer Service
Will Serve Letter

Steve:

We have reviewed the request of Joseph Herring, we have reviewed a subdivision plan for Riverbend
Subdivision with 10 additional proposed residences located at approximate address. 900 S 3600 W West
Weber. We offer the following comments regarding Central Weber Sewer Improvement District (‘the
District’) providing sanitary sewer service.

1. At this time, the district has the capacity to treat the sanitary sewer flow from this subdivision.
Inasmuch as the system demand continuously changes with growth, this assessment is valid for
three (3) years from the date issued on this letter.

2. If any connection is made directly into the district’s facilities the connection must be constructed in
accordance with District standards and must be inspected by the District while the work is being
done. A minimum of 48-hour notice for inspection shall be given to the district prior to any work
associated with the connection.

3. Central Weber Sewer Improvement District is a wholesale wastewater treatment provider to
Weber County. Connection to the sewer system must be through a retail provider, which we
understand to be Weber County. The district will not take responsibility for the condition,
ownership or maintenance of the proposed sanitary sewer lines (gravity or pressure) or system that
will be installed to serve this subdivision.

4. The connection of any sump pumps (or similar type pumps) to the sanitary sewer system is
prohibited during or after construction. The District’s Wastewater Control Rules and Regulations
state:
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Central Weber Sewer mprove ment DistricL

Prohibited Discharge into Sanitary Sewer. No person shall discharge or cause or make a connection
which would allow to be discharged any storm water, surface water, groundwater, roof water
runoff or subsurface drainage to any sanitary sewer.

5. The entire parcel of property to be served must be annexed into the Central Weber Sewer
Improvement District prior to any sewer service connection or connection to the district’s
facilities. This annexation must be complete before the sale of any lots in the subdivision.
Annexation into the District is permitted by the District’s Board of Trustees. This will serve letter
is a statement of available capacity and does not guarantee board approval of annexation.

6.  Impact fees must be paid no later than the issuance of any building permits.

If you have any further questions or need additional information, please let us know.

Sincerely,

Clay Marriott

Project Manager

cC: Chad Meyerhoffer, Weber County
Kevin Hall, Central Weber Sewer
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HOOPER IRRIGATION CO.
EST. 1866

November 24, 2025

Weber County Planning Commission
2380 Washington Blvd, Suite 240
Ogden, Utah 84401

RE: PRELIMINARY WILL SERVE LETTER - Riverbend Farms Amended Subdivision, West Lots

The Riverbend Farms Amended Subdivision, West Lots is located at approximately 850 South and 3600
West, and a total of 10 lots are proposed. The subdivision is in the boundaries of the Hooper Irrigation
Company service area. A formal application has been made to our office and an escrow for
application has been paid.

The subdivision plat plan has been reviewed by Hooper Irrigation. The preliminary plans have been
conditionally approved for the above subdivision phase. There are sufficient shares affiliated with the
property to connect to the secondary pressurized system for the building lots, and the shares are in
good standing.

This subdivision only is in consideration and guaranteed service, and the plan review is good only for
a period of one year from the date of this letter, if not constructed. A final will serve letter will follow
this letter after all plans have received final approval, fees have been paid, and water shares have
been surrendered to Hooper Irrigation.

Hooper Irrigation’s specifications are available at the Company office.

If you have questions, please call 801-985-8429.

Sincerely,

JA) du u?mtsﬁ»w/

Michelle Pinkston
Office Manager
Board Secretary

Phone: (801)985-8429 Email: Website:
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TAYLOR WEST WEBER

Sy ..g"‘
2815 WEST 3300 SOUTH
WEST HAVEN, UTAH 84401
801-731-1668

11/4/2025
Weber County Planning Commission
2380 Washington Boulevard
Ogden, Utah 84401
To Whom It May Concemn:
This is to inform you that Preliminary Will Serve approval has been given and Taylor West Weber Water

District (“the District”) has the capacity to provide only culinary water for River Bend Amended
Subdivision a 10-lot subdivision. The address is approx. 3600 W. 850 S. West Weber UT. This subdivision
must have a pressurized secondary water system for outdoor use. Plan review fees and water right impact
fees must be paid to the District clerk before subdivision approval is granted. A pressurized secondary water
system must be functional before final approval will be granted.

Reguirements:

Plan review fee=$200 per lot total= $2,000.00

Water Right Impact fee= $7,842 x 10 ERU’s total = $78,420.00

Complete plan reviews.

Will serve letter from Hooper Irrigation.

Impact fees=$6,856.00 per lot. This fee includes the cost of the meter. This fee will be

collected at the time building permits are requested. Fees are subject to change.

« Installation of the water line and services. The District will need to be notified prior to working
on the water lines. Taylor West Weber standards must be followed in all installation procedures.

¢ The construction of the pipelines must pass all inspections.

e Taylor West Weber Water reserves the right to make or revise changes as needed or as advised
by the district engineer or the district attorney.

FINAL SUBDIVSION APPROVAL MUST NOT BE ISSUED UNTIL APPROVAL IS GIVEN BY TAYLOR
WEST WEBER WATE IGNATURE BLOCK FOR TAYLOR WEST WEBER W. U N THE
FINAL RE DED MYLAR AND SIGNED B EPRESENA ED CT.

Sincerely, Qﬁ’Q’\

Ryan Rogers-Manager
Expires 5/4/2026 Taylor West Weber Water District



VAN ‘ALKDOD Y3B3M
133 006 HINOS SLL
$107183M
NOISIAIQENS SWYY ONIEU3AN

woro
wiesan

ﬂ’.‘..

s
p=2riy

Jop

TR e




	SKM_C300i260702170200.pdf
	SKM_C300i260702170300.pdf

